
 

 
 
 

 

31 March 2017 
 
 
Deborah Dearing 
North District Commissioner 
Greater Sydney Commission 
PO BOX 257 
PARRAMATTA NSW 2124 
 
 
 
 
Dear Deborah, 
 
RE: 39 HERBERT ST, ST LEONARDS – SUBMISSION ON THE DRAFT NORTH DISTRICT 
PLAN 
 
We are writing in submission to the Greater Sydney Commission’s Draft North District Plan, 
currently on exhibition. Mirvac own a site in the southern portion of the Artarmon Industrial Area 
near the St Leonards station and adjacent to the Royal North Shore Hospital on Herbert Street. 
 
As a landowner and landlord, we are concerned with the view taken by the Greater Sydney 
Commission (GSC) on this important strategic area. We understand that one of the key focuses 
of the Draft North District Plan is on the protection of employment and urban services lands in the 
greater North District.   
 
The strong view outlined on employment zones, particularly areas classified to have a range of 
uses defined as ‘urban services’ due to the important function of these areas in modern and 
expanding cities is of concern to Mirvac. We concur that there is a need to protect key urban 
service functions and businesses that can only be carried out in appropriately zoned lands, some 
of which are identified to be present in the Artarmon Industrial Area. 
 
Mirvac have prepared a vision statement for 39 Herbert Street (the site) which is attached as an 
appendix to this letter.  
 
Our concern is that the GSC is applying a precautionary approach to the protection of ‘urban 
services’ land broadly across the 63.7Ha of the Artarmon Industrial Area. It is important that the 
investigation and concurrent consultation by the GSC consider the specific function, locational 
requirements and need for space of each industry sector located in Artarmon as well as the travel 
pattern of workers in these industries. In order to achieve the GSC vision of a 30 minute city it will 
be important that the pattern of employment reflect the needs and demographic of the local area. 
 
The area referred to as the Artarmon Industrial Area is significant in size and capable of 
accommodating a diverse range of uses. It also needs to be examined considering the 
comparative advantages of its proximity to good public transport, the need for good road access, 
the uses relationship to the local area and the requirement for buffers around uses. 
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The health care sector and professional/technical/scientific services are the largest industry 
clusters in the precinct. In relation to Mirvac’s site, the current zoning (IN2 – Light Industrial) and 
built form (low clearance warehousing & older style office) on the site is unable to support current 
and future employment growth for the area given the changing nature of employment generating 
activities, as outlined in the position statement.   
 
The area in the close walking catchment of St Leonards Station corresponds to the IN2 zoned 
land on Herbert St. Mirvac’s site contains and range of tenants and uses that have no ‘urban 
service’ function and could be located elsewhere in the metropolitan area or accommodated 
onsite in more suitable commercial office space following the redevelopment of the site.  
 
Mirvac’s vision for 39 Herbert Street addresses many of the strategic objectives for the St 
Leonards area outlined above by proposing a mixed-use development outcome for the site that 
would incorporate new employment floor space better suited to the requirements of tenants 
wanting to locate their operations in this area, as well residential and retail amenity. Mirvac’s 
proposal also satisfies the direct objective to define the northern boundary of the St Leonards 
area. 
 
In summary, the area within the walking catchment of the St Leonards Station and the Royal 
North Shore Health Precinct has enormous potential to provide high value jobs and to respond to 
the needs of the growing heath, professional, technical, scientific and education sectors as 
outlined in the position statement.  
 
A changing approach to built form and an increase in retail amenity, provision of good quality 
public domain and a supply of affordable and key worker housing will be increasingly important 
for the growth and success of these industry clusters.  
 
It is imperative that ongoing planning in the area continues to drive a move towards increasingly 
specialised and high value employment, greater employment density and the need for high 
density more affordable accommodation in the area. 
 
Mirvac requests that the Greater Sydney Commission consider and support the attached vision 
for 39 Herbert St in their ongoing investigations for the wider North District. We would welcome 
the opportunity to contribute further to the planning underway in this important strategic area.  
 
Please do not hesitate to contact me on  should you require any further information 
on the attached Vision. 
 
Yours sincerely, 

 
Stuart Penklis 
Group Executive 
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Appendix A – Mirvac Vision Statement – 39 Herbert Street 
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1.1 
Introduction

HERBERT ST PRECINCT

The Artarmon Industrial Precinct is one 
of the largest under-utilised areas on 
the Lower North Shore and is located 
within the important “Strategic Centre” 
of St Leonards. The precinct has large 
land holdings, strategic connections 
along the Sydney’s Global Corridor 
and excellent access to transport 
infrastructure. The current zoning 
and built form in this area is unable 
to support the future employment 
growth and development forecast for 
the area.

It is understood that the State  
and Local Government is therefore 
undertaking strategic planning in  
this area to resolve this under-utilised 
land. As such, this proposal seeks 
to outline Mirvac’s vision for this 
precinct to support the increasing 
shift from manufacturing/warehousing 
towards health related and mixed use/
knowledge based employment. 

The redevelopment of the Royal North 
Shore Hospital and the emergence 
of the Gore Hill Technology Park 
continue to drive a move towards 
increasingly specialised high value 
employment, greater employment 
density and a need for higher density 
more affordable accommodation in 
close proximity. As such, the identity of 
the Herbert St Precinct leads itself to a 
knowledge-based & biotech hub which 
would become an important incubator 
for a rapidly growing sector and 
provide substantial economic benefits.

A change of land use to mixed-
use in this precinct would be the 
catalyst and commercial incentive 
this area requires to change a lower 
value industrial centre into a vibrant 
mixed use residential, business and 
cultural precinct; offering residents 
and business’s direct access to the 
amenities of the Lower North Shore 
and the Sydney CBD.

Image: A view over Herbert St Precinct (Source: Mirvac & Bates Smart)
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1.2 
Strategic Context

ST LEONARDS SPECIALISED CENTRE

Source:  ‘A Plan for Growing Sydney’, Department of Planning

St Leonards features strongly in  
“A Plan for Growing Sydney” which is 
located in the northern sub region and 
it is described as being one of Sydney’s 
Strategic Centres. 

The Northern sub region is experiencing 
major investment in infrastructure such 
as upgrades to the Royal North Hospital 
and the construction of the new  
Sydney Metro.

A Plan for Growing Sydney describes the 
priorities for the northern sub region as;

•  Growing a competitive economy 
through improved transit connections 
and preserving the corridor for Sydney 
Rapid Transit. 

•  Accelerating housing and employment 
growth in line with infrastructure 
delivery (train services) to promote 
choice and affordability. 

•  Protecting the natural environment 
and promoting its sustainability and 
resilience. 

As mentioned above, the plan introduces 
the concept of strategic centres, these 
are defined by the plan as;

“ Strategic centres are areas of intense, 
mixed economic and social activity that 
are built around the transport network 
and feature major public investment  
in services such as hospitals and 

“ Strategic centres are areas of intense, mixed 
economic and social activity that are built 
around the transport network and feature 
major public investment in services such as 
hospitals and education and sports facilities.”

education and sports facilities.”

A Plan for Growing Sydney strongly 
recognises the principle and benefits 
of ‘agglomeration’, its importance for 
productivity, role in fostering innovation 
and economies of scale.

In addition to the above, the plan contains 
the following specific objectives for the  
St Leonards’ Strategic Centre

•  Work with council to retain  
a commercial core in St Leonard’s  
for long-term employment growth.

•  Work with council to provide capacity 
for additional mixed-use development 
in St Leonard’s including offices, health, 
retail, services and housing.

•  Support health-related land  
uses and infrastructure around  
Royal North Shore Hospital.

•  Work with council to investigate 
potential future employment and 
housing opportunities associated  
with a Sydney Rapid Transit train 
station at St Leonard’s/Crow’s Nest.

The Herbert St Precinct proposal  
strongly aligns with these objectives.  
It has been structured to achieve these 
aims, support the surrounding land 
uses and provide a level of service and 
amenity to the Strategic Centre. Each 
of the specific aims and objectives are 
discussed further in Section 2.

SUBJECT SITE
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1.3 
Local Context

Mirvac Landholding Location

Artarmon Industrial Precinct

Major Centre

Metro Line

Station Locations

North Shore Railway 

Mirvac’s Landholding (39 Herbert St, Artarmon)  
is a 3.7 hectare parcel in single ownership. It is  
located in the lands identified as the ‘Artarmon 
Industrial Precinct’.

The site is strategically situated within the Sydney 
Global Economic Corridor and is located between  
St. Leonards to the south and Chatswood to the 
north. The site is orientated by the north-south 
alignment of Herbert Street.

The neighbourhood character of the site area 
consists of a mix of industrial buildings and 
residential towers to the south.  Buildings with large 
floor plates associated with The Royal North Shore 
Hospital dominate the area.

The future ability of this precinct to become a major 
employment generator will be dependent on flexible 
land use which is capable of supporting knowledge 
based industries. 

BARANGAROO

NORTH SYDNEY 

(VICTORIA CROSS)

CHATSWOOD

ST LEONARDS

CROWS NEST
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Wholesale Trade

Mining

Agriculture, Forestry & Fishing

Arts & Recreation Services

Electricity, Gas, Water & Waste Services

Rental, Hiring & Real Estate Services

Transport, Postal & Warehousing

Public Administration & Safety

Unclassified

Financial & Insurance Services

Other Services

Administrative & Support Services

Accommodation & Food Services

Manufacturing

Education & Training

Construction

Professional, Scientific & Technical Services

Retail Trade

Information Media & Telecommunications

Health Care & Social Assistance

0 1000 2000 3000 4000 5000

1 Urbis Pty Ltd, February 2014, ‘ Artarmon Employment Area’, Sydney

02. INCREASED LABOUR MARKET CONNECTIVITY

• St Leonards strategic position and planned improvement  
in public transport infrastructure through the Sydney Metro 
provides for an unique connectivity to other employment 
precincts around Sydney. The Herbert St Precinct is within 
20 minutes travel distance to up to 500,000 jobs.

• This proximity allows potential residents the opportunity 
to key employment nodes at North Sydney, Sydney CBD, 
Chatswood and Macquarie Park, as well as St Leonards/
Artarmon itself.  This makes the Herbert St Precinct a 
highly desirable residential location for professionals.

1.4  
Case for Change  
and the Opportunity

NSW Metro Strategy 
officially forecasts a

68% increase 
in Health Care and  
Social Assistance by  
2031 in Artarmon.

Graph 1 – Projected Employment Growth within Willoughby LGA 2011 to 2031 
Source: NSW Bureau of Transport Statistics 2014

KEY DRIVERS OF CHANGE

01. GROWTH IN KNOWLEDGE BASED EMPLOYMENT

• The growth of the specialised Health and Education sector 
(principally around the expanding RNSH) is driving a move 
towards highly specialised, skilled employment.

• The largest share of employment within Artarmon continues 
to be in medical, telecommunications and media related 
industries. (62% collectively). See Graph 1 below.

• In parallel, there has been a nation-wide shift away from 
manufacturing industries towards a knowledge based 
economy. In metropolitan, Sydney this has generally seen a 
concentration of manufacturing, warehouse and distribution 
uses in the western Sydney where land is cheaper and offers 
superior access to the motorway network.

PROJECTED EMPLOYMENT GROWTH  
WITHIN WILLOUGHBY LGA 2011 TO 2031

16,000 jobs 
are contained across a range 
of health, technology, media, 
service and light/general 
industrial sectors in the 
Artarmon Employment Area

03. DEMAND FOR MIXED USED PRECINCTS

• Social trends in urban areas are resulting in stronger 
demand for housing in close proximity to transport and  
the amenity provided for in more dense urban areas.  
The mix of diverse uses supported by a critical mass of 
local population create an environment where different 
kinds of retail, cafes and other services are viable.

• As St Leonards develops into a true specialised precinct 
with a focus on health and education, the employment 
uplift in these sectors is also driving demand for residential 
accommodation, providing people with an opportunity to 
live close to their place of work.

• The high amenity of the area, coupled with its ease  
of accessibility to white collar employment within  
St Leonards, Chatswood, North Sydney, Macquarie Park 
and Sydney CBD means that there is strong demand 
for residential accommodation.

• From a land use planning perspective, these trends will 
result in stronger demand for a mix of office, specialised 
and adaptive floorspace which is supported by residential 
and retail, and a declining demand for “traditional” 
industrial and warehousing premises.

Image: A view of the newly activated Herbert St Plaza (Source: Mirvac & Bates Smart)
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1.5 
The Opportunity

From a precinct planning perspective, these current drivers  
of change highlight a need to plan proactively to ensure:

• A range of business premises fosters synergies  
within specialised clusters.

• No opportunity loss of commercial floorspace.

• Increase employment densities elsewhere within  
the precinct.

• The kinds of retail, services and amenities that  
make it a desirable location are provided and attract 
employment talent.

• Opportunities to provide housing for key workers.

The current planning controls of a blanket IN1 and IN2 industrial 
zone with a limiting 1:1 FSR restricts the ability of the Artarmon 
Industrial Precinct to respond to the demands of the increasing 
specialization within the St Leonards changing Precinct and its 
achieves to achieve strategic planning targets.

Image: View towards new Public Domain

More accurately recognises the existing 
concentrations of different types of 
employment activity at Artarmon

WE CONSIDER THAT A PLANNING 
APPROACH IS REQUIRED THAT:

Safeguards local service industries  
in the northern portion of the 

employment area.

Facilitates a transition to high density 
employment uses within the central 

mixed use area in order to respond to 
forecast changes in the labour market 

Supports the expansion of mixed used 
development along the railway corridor 

in order to respond to demand in an area 
of appropriate amenity and connectivity.

Fosters clustering and synergies within 
specialised sectors

HE RBE RT  ST  PRECINCT

The Vision Statement

10

11

1.0 The Opportunity



2.0 
 THE  
PROPOSAL

2.1 
The Proposal

THE VISION: A MIXED USE PRECINCT

The following principles allow the largest under-utilised 
land area on the Lower North Shore the ability to deliver 
positive employment and residential outcomes, improved 
public domain and enhanced integration of St Leonards and 
Artarmon as a Specialised Precinct:

01. A HOLISTIC APPROACH FOR THE PRECINCT

A wider context view is needed when looking at a fully 
integrated Artarmon and St Leonards Precinct. As Artarmon 
continues to shift away from an ‘industrial’ to a more mixed 
use role, there is no need for it to form a separated enclave. 
Land use planning at Artarmon needs to take full advantage  
of the connectivity afforded by St Leonards train station,  
the new metro station at Crows Nest and the amenity of  
surrounding areas.

02. INCREASE EMPLOYMENT DENSITY AND  
A BETTER FIT

Future employment growth is forecasted to drive demand 
for commercial, specialised and adaptive floorspace, 
with reduced demand for industrial premises. As such, 
there is potential for future developments in the precinct 
to achieve higher employment densities than traditional 
industrial buildings. This approach can deliver the required 
Government’s employment outcomes whilst enhancing the 
overall amenity of the area.
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03. EXPAND THE RESIDENTIAL SPINE AND 
PROVIDE A GREATER MIX OF HOUSING

A continuation of the high density mixed use-residential 
spine along Herbert Street provides an opportunity to cater 
for strong residential and employment demand in a well 
connected location. The location’s amenity and access to 
services at St Leonards and Crows Nest Metro make it a 
highly desirable location for future residents.

07. ULTIMATE LAND USE OUTCOME

A land use framework that supports the aims of ”A Plan for 
Growing Sydney” by encouraging investment in employment, 
high density residential living and streetscape improvement

04. USE EXISTING BUSINESS ACTIVITIES TO  
BUFFER AND SAFEGUARD INDUSTRIAL SERVICES

Existing and future specialised, commercial and mixed use 
developments within the southern and central portion of 
the Artarmon employment area provide a buffer between 
high density residential uses and the traditional and highly 
fragmented industrial uses in the north west portion of 
the precinct. The densities of the commercial areas lend 
themselves to being located in the easy walking catchment 
800m of the train station.
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Mirvac Landholding Mirvac Landholding 

Residential 
Sub-Precinct

Residential 
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Industrial  
‘Core Services’ 
Sub Precinct

Residential 
Sub-Precinct

Knowledge Base 
Employment, Retail 

and Residential

Town Centre 
Sub-Precinct

ST LEONARDS  
STATION

Mixed Use 
Sub-Precinct

Educational 
and Medical 
Sub-Precinct

Knowledge 
Based 

Employment 
Sub Precinct05. PROMOTE ACTIVE COMMERCIAL EDGES  

AND ENHANCE CONNECTIONS TO OPEN SPACE

Future residential and employment uses along Herbert 
Street should incorporate ground floor activation to deliver 
an enhanced streetscape that is increasingly pedestrian and 
cyclist friendly.

Artarmon Industrial Precinct

Mirvac Landholding 

Artarmon Industrial Precinct Commercial

Mirvac Landholding Infrastructure

Industrial ‘Core Services’

06. PROVIDE FOR THE SERVICES AND AMENITIES 
THAT WILL ATTRACT AND MAINTAIN A SIGNIFICANT 
POPULATION OF HIGHLY SKILLED WORKERS

The provision of high quality retail, food and services such 
as childcare will provide amenity and working lifestyle that 
will be attractive to knowledge based workers. This will  
stimulate the demand for employment workspace. It is  
important that these are located in the “lunchtime walking 
catchment” of the employment areas
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2.2 
Design Approach

01. CIVIC HEART

The creation of a civic park would celebrate the location, 
provide the additional space to deal with patronage and 
create the opportunity for a major civic heart in Artarmon. 
This civic heart connects with the adjoining residential 
community to the east and the Artarmon area.

02. STREETS AND BLOCKS

A simple grid of streets and blocks is proposed that connects 
with the network of blocks in Artarmon.

03. PEDESTRIAN CONNECTIONS

In addition to the street network and series of pedestrian 
through site links are proposed to create short cuts for 
residents. Some are retail laneways. In addition there are new 
pedestrian connections across the railway line linking the site 
to the residential area to the east.

04. GROUND PLANE

Retail uses around the plaza and along Herbert Street enable 
a high level of street activation. Ground floor residential and 
SOHO apartments are located in the development blocks in 
the streets behind the plaza.

05. LOW RISE

Low rise residential and commercial blocks are typically 
orientated around communal courtyards with building 
separation in accordance with SEPP65. The upper two 
storeys of the low rise blocks are setback to minimise bulk 
and scale. A 4 storey community building creates a bookend 
to the eastern end of the plaza and creates a dialogue 
with the residential suburb on the opposite side of the 
railway corridor.

06. HIGH RISE

Residential towers form part of the high-density residential 
spine along Herbert St. The taller towers frame the entry 
to the civic plaza, whilst creating a gentle height transition 
along Herbert St from St Leonards.

Public Facility Retail Commercial/office Residential Child Care Park

Mirvac’s large landholding is 
strategically located within the 
Artarmon Industrial Precinct and its 
rezoning/development will act as an 
important catalyst to allow the furture 
vision of this precinct. As such, the 
following design principles were used 
to determine a suitable masterplan for 
the site which fits into the wider vision 
for the precinct.
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2.3 
Masterplan
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Drawing: SCALE 1:1000 @ A3 Drawing: SCALE 1:1000 @ A3

2.3 
Masterplan (cont.)

FREDERICK ST GREEN PLAZA

A wide 48m boulevard has been set aside for the proposed 
central green space. This will be the town centre. The design 
has ground floor retail and wide footpaths for outdoor dining. 
A one-way shared road system prioritises pedestrian movement, 
without restricting car use. The central space is a green park, 
with a multi-storey café/library/child care/community centre. 
The park space is defined by eight-storey building with an upper 
level setback creating a well-defined urban plaza.

URBAN STREETS

The urban streets are 18m wide. Buildings are 
required to be setback 3m form the street 
boundary, creating a 24m street which opens 
up the sky plane. Streets are defined by 
7 storey buildings, which include ground floor 
SOHO apartments, to provide semi-active uses 
on the ground plane. 
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2.3 
Masterplan Public Benefits

2.4 Strategic Alignment with the ‘Plan for Growing Sydney’

7,000sqm 
Central Plaza Park  

& Retail

1,700 
Dwellings

Public Realm 

= 17,000sqm

New 
Child Care Centre & 
Community Facility

New 
Pedestrian Bridge to 

Narremburn Park

2,500 
Jobs

$10-15M 
in Section 94 
Contributions

Infrastructure 
upgrades 

to facilitate development

TO SUCCESSFULLY ACHIEVE THIS VISION 
MIRVAC IS COMMITTED TO DELIVERING:

Commercial GFA 

= 25,000sqm

Retail GFA 

= 10,000sqm
Key Worker 

Accommodation

FSR 4:1 
(minimum non- 
residential 1:1)

*Urbis Pty Ltd, St Leonards Specialised Precinct / Artarmon Employment Area, February 2014, Sydney

Work with council to 
retain a commercial  
core in St Leonard’s  
for long-term 
employment growth

The Artarmon Industrial Precinct has traditionally been a low density 
industrial area, however in 2011 just 18% of jobs in St Leonards were 
industrial in nature (manufacturing, warehouse, construction, utilities), 
this is expected to decline to 10% by 2031*. Already the largest share of 
employment uses are healthcare, professional scientific and technical 
services, information, media, retail, etc.

It is expected that demand for commercial type floor space will continue  
to rise however with the emerging trend of mixed use developments,  
new transport infrastructure and a corresponding increase in density  
there is potential for a significantly increased supply of both commercial 
and residential floor space.

While not in the area traditionally thought of as the commercial core,  
the Herbert St Precinct Proposal represents an opportunity to provide  
a significantly greater employment outcome than could be achieved 
through retention of the existing zoning.

Work with council to 
provide capacity for 
additional mixed-use 
development in St 
Leonard’s including 
offices, health, retail, 
services and housing

A Plan for Growing Sydney introduces a greater recognition of the 
value of mixed use centres. Not only will the proposal deliver a greater 
concentration of employment on the site than the business as usual 
scenario, it will also add a significant component of residential floor space. 
The 2014 DPE forecast predicts that 90,300 persons will live in Willoughby 
LGA by 2031. The Herbert St Precinct Proposal is able to deliver the 
following mix of uses that closely match the aims of the plan. 

Office/Health

The Herbert St Precinct Proposal will deliver 35 000m2 of new commercial 
and/or health related space. This is located approximately 200m from the 
Royal North Shore Hospital Campus. 35,000m2 will likely result in more than 
2,500 employees, compared to the existing 750 on the site.

Retail/Services

The Herbert St Precinct Proposal will deliver approximately 11,000m2 
of varied retail and services tailored to meet the needs of the onsite 
employment and residential uses and the needs of the wider health  
and employment area.

Housing

The DPE forecast projects growth in excess of 15,000 people over the 
next 15-20 years. This projected growth will require a substantial amount 
of additional residential floor space, conservatively the additional 15,000 
persons at 2.2 persons per dwelling would result in a need for a further 
6,818 dwellings. Assuming an average dwelling is 100m2 results in further 
demand for 681,800m2 of residential floor space over the period to 
2031–2036. 

The Herbert St Precinct Proposal will deliver 1,700 dwellings, up to 85 of 
which will be reserved for key workers associated with the medical precinct.

 

Support health- 
related land uses  
and infrastructure  
around Royal North  
Shore Hospital.

The significant amount of floor space located close to the Royal Northshore 
Hospital Campus will be attractive to a range of health related industries, 
additionally the service and amenity provided by a tailored retail offering 
will increase the attractiveness of the area to prospective users of 
commercial and health floor space. Furthermore the location of key worker 
housing in close proximity to a major health facility with 24 hour operation 
will provide a valuable source of affordable accommodation for essential 
service workers.

Work with council to 
investigate potential 
future employment and 
housing opportunities 
associated with a Sydney 
Rapid Transit train station 
at St Leonard’s and 
Crow’s Nest.

The Herbert St Precinct Proposal is located within easy walking  
distance from the existing St Leonards Station and the new Crows Nest 
Metro Station.

OBJECTIVE COMMENTARY CONSISTENCY
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3.1 
Next Steps

The next steps will help deliver this transformational  
approach of revitialising a precinct from a low yielding, 
industrial precinct into a high value knowledge based urban 
village with an orientation towards health, biomedical, 
technology and media uses together with education and 
innovation uses.

The next steps that Mirvac will be undertaking is as follows:

1. Consult with the relevant Government Departments  
and Authorities.

2. Consult with key stakeholders in the Precinct.

3. Develop a Public Benefits Package  
(Voluntary Planning Agreement).

4. Develop a Planning Proposal and rezone the site.3.0 
 THE  
NEXT 
STEPS
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FURTHER INFORMATION

Stuart Penklis 
Mirvac Group Executive

  
 

Prepared by the Mirvac Group in collaboration with KPMG and Bates Smart




