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7 PLANNING PROPOSAL - 2-14 Tennyson Road Gladesville   

Report prepared by: Strategic Planner 
       File No.: LEP2013/15/003 - BP14/184  
 

 
REPORT SUMMARY 
 
Council has received a Planning Proposal to amend controls within Local 
Environmental Plan 2010 as they apply to the following land (known as the ñthe siteò): 
 
Á  2ï12 Tennyson Rd, Gladesville (Lot 2 DP549570);  and 
Á  14 Tennyson Rd, Gladesville (Lot 1 DP549570).  
 
The land is currently zoned Light Industrial (IN2). 
 
The Planning Proposal seeks to change the zoning, height and floor space controls 
applying to the site to facilitate the development of the site for a mixed use precinct 
that integrates commercial, retail and residential uses on the site.  
 
This will require: 
 
Á Amending LEP 2010 Land Zoning Map for the site to B4 Mixed Use; 
Á Amending LEP 2010 Floor Space Ratio Map to increase the FSR on 2 ï12 

Tennyson Rd (Site A) to 2.5:1 and for 14 Tennyson Rd (Site B) to 1.5:1; and  
Á Amending LEP 2010 Height of Buildings Map to increase the maximum height 

of buildings permitted at 2 ï12 Tennyson Rd (Site A) to 37m and for 14 
Tennyson Rd (Site B) to 21.5m.    

 
An Architecture Design report was submitted with the Planning Proposal that 
identified 3 design strategies for the site. The application states that the preferred 
strategy is Design Strategy 3 ï Consolidated Open Space for the site.  
 
The below table is a summary of the proposed development within the preferred 
strategy. 
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Summary of Proposed and Existing Development 
 

ELEMENT 2-12 Tennyson (Site A) 14 Tennyson (Site B) 

Existing Land 
Use 

Former quarry site  
Warehouse/Office building 

2 storey building  
Office and warehouse 

Proposed Land 
Use  

Á Residential Flat Building 269 
units 

Á Retail/Commercial floor 
space 
5 800sqm (inclusive of 
approx. 40002 Supermarket)  

Á Child care centre 
Á Car parking spaces  560  

Á Seniors Living dwellings ï 
135 dwellings and 
assisted living facilities of 
3 3002 

Á 400sqm of 
retail/commercial 

Á Car parking spaces 123 
(Mecone PP App 2 ï 6.12) 

Proposed Floor 
Space and FSR 
 

2.5:1 
Total Floor Space (FS) of 36, 
0002 
available based on site area  

1.5:1 
Total FS of 13,9702available 
based on site area  

Proposed 
Building 
Heights 

30.5m - 37m 
6 ï 8 storeys above finished 
ground level 

12m - 21.5m (setback area 
9.5m) 
 4 ï 6 storeys above finished 
ground level 

 
The Planning Proposal (Mecone Planning Proposal) is CIRCULATED UNDER 
SEPARATE COVER (Attachment 1). 
 
Council staff had an independent assessment of the planning proposal undertaken by 
consultant Michael Woodland Consulting Pty Ltd (Woodland Report). The planning 
consultant was engaged in accordance with Councilôs procurement framework. 
 
The Woodland Report assesses the Planning Proposal in terms of the strategic 
direction set by the State Government and Council for the site and the 
appropriateness of the development controls and land uses proposed for the site.  
 
The Woodland Report is CIRCULATED UNDER SEPARATE COVER (Attachment 2). 
 
The Woodland Report recommends: 

 

ñA. That the planning proposal for 2-14 Tennyson Road, Gladesville not 
proceed to a gateway determination for the following reasons: 

 
1. The proposal is inconsistent with strategic direction of the Ryde Local 

Planning Strategy 2010, Ryde Draft LEP 2011 and Draft Subregional 
Strategy in relation to retention of industrial lands. 
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2. The proposal is inconsistent with the Draft Metropolitan Strategy and 
does not meet the criteria under the Industrial Lands Strategic 
Assessment Checklist for rezoning of existing industrial land to other 
uses. 
 

3. The proposal is inconsistent with s117 Direction 1.1 ï Business and 
Industrial zones and 7.1 ï Implementation of the Metropolitan Plan 
for Sydney 2036. 

 
4. The proposal is likely to lead to adverse impacts on the amenity of 

the surrounding locality, particularly relating to traffic impacts on the 
surrounding road network. 

 
5. The proposed built form controls are generally not considered 

appropriate in this locality due to the impacts on the adjoining low 
density residential areas. 

 
B. That Council give further consideration to additional employment uses 

specifically for the site in addition to the uses identified in the Draft LEP 
2011 in consultation with the landowners. 

 
C. That Council undertake a further study of the industrial areas within the 

Ryde LGA to develop strategies and recommendations to maintain these 
areas as viable employment lands in accordance with Recommendation 
7.2 of the Ryde  Local Planning Strategy in consultation with landowners, 
the community and relevant industry groups.ò (extract pg.9) 

 
Based on the Woodland Report findings and recommendations this report 
recommends the Planning Proposal should not proceed as it is inconsistent with the 
strategic direction being implemented by Council, will result in increased traffic 
impacts on the locality and is likely to lead to adverse impacts on the amenity of the 
surrounding neighbourhood. 
 
It should be noted that the Planning Proposal as submitted to Council included an 
LEP height map indicating the proposed height for the site in RLs, storeys and 
metres, the latter indicating a maximum of 18.5m. The height map in metres was 
amended after discussions with the applicant regarding inconsistency of information 
to a maximum of 26m and on the 13 February 2014 a further amended LEP height 
map indicating a maximum height of 37m on 2-12 Tennyson and 21.5m on 14 
Tennyson Rd was provided to Council. The height assessment in the Woodland 
Report is based on the height map of 26m. 
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RECOMMENDATION: 
 
(a) That Council does not support the Planning Proposal for 2 ï 14 Tennyson Rd 

Gladesville proceeding to a Gateway determination on the grounds that: 
 

- The planning proposal is inconsistent with strategic direction of the Ryde 
Local Planning Strategy 2010, Ryde Draft LEP 2011 and Draft Subregional 
Strategy in relation to retention of industrial lands. 

- The planning proposal is inconsistent with the Draft Metropolitan Strategy 
and does not met the criteria under the Industrial Lands Strategic 
Assessment Checklist for rezoning of existing industrial land to other uses. 

- The planning proposal is inconsistent with s117 Direction 1.1 ï Business 
and Industrial zones and 7.1 ï Implementation of the Metropolitan Plan for 
Sydney 2036. 

- The planning proposal will result in traffic impacts to Tennyson Road and 
the surrounding local road network associated with:- 

- Increases in delays - Tennyson/Victoria Rd intersection and roads within 
the vicinity of the site. 

- Substantially reduced intersection performance ï Tennyson/Victoria Rd 

- Unacceptable levels of queuing in Tennyson Road 

- Adverse impacts on adjacent residential areas. 

- The planning proposal will lead to adverse impacts on the amenity of the 
surrounding locality as a result of inappropriate density of development 
and height. 

  
 

ATTACHMENTS 
1  Planning Proposal 2-14 Tennyson Road, Gladesville (Mecone PP)  
2  Review of Planning Proposal 2-14 Tennyson Road, Gladesville (The Woodland 

Report) 
 

3  Traffic Report 2-14 Tennyson Road, Gladesville (Bitzios)  
  
 
Report Prepared By: 
 
Susan Wotton 
Strategic Planner  
 
Report Approved By: 
 
Meryl Bishop 
Manager - Urban Planning 
 
Dominic Johnson 
Group Manager - Environment & Planning  
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Discussion 
 
The following outlines the ñgateway plan-making processò, and a summary of the 
subject planning proposal.   
 
Gateway Plan-Making Process 
 

1. Planning proposal ï this is an explanation of the effect of and justification for the 
proposed plan to change the planning provisions of a site or area which is prepared 
by a proponent or the relevant planning authority such as Council.  The relevant 
planning authority decides whether or not to proceed at this stage.  
 

2. Gateway ï determination by the Minister for Planning or delegate if the planning 
proposal should proceed, and under what conditions it will proceed.  This step is 
made prior to, and informs the community consultation process. 
 

3. Community Consultation ï the proposal is publicly exhibited (generally low 
impact proposals for 14 days, others for 28 days). 
 

4. Assessment ï the relevant planning authority considers public submissions. The 
relevant planning authority may decide to vary the proposal or not to proceed.  Where 
proposals are to proceed, it is Parliamentary Counsel which prepares a draft local 
environmental plan ï the legal instrument. 
 

5. Decision ï the making of the plan by the Minister (or delegate). 
 

According to section 55 of the Environmental Planning and Assessment Act 1979, a 
Planning Proposal must include: 
Á A statement of objectives and intended outcomes of the proposal 
Á An explanation of the provisions of the proposal; 
Á A justification of the objectives, outcomes and provisions including the process 

for implementation; 
Á Maps where relevant, containing the appropriate detail are to be submitted, 

including land use zones; and 
Á Details of the community consultation that will be undertaken. 
 

Council is the relevant planning authority for this proposal. 
 

The report relates to step 1 of the Plan making process. The key areas addressed in 
this report are: 
 

2. Current Planning Controls 
3. Strategic Context  
4. Proposed amendment to LEP 2010 
5.  Appraisal of the Planning Proposal 
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1. SITE DESCRIPTION AND CONTEXT 
 
Site Description 
 
The land the subject of the Planning Proposal is known as 2 ï 14 Tennyson Road 
Gladesville.  
 
The site comprises: 
 
Á two separate land holdings resulting in an irregular shape comprising 

approximately 23, 730sqm in area and   
Á a frontage of 142m to Tennyson Road.  
 
The site is located to the south of Victoria Road, approximately 100 metres south of 
the intersection of Tennyson Road and Victoria Road, Gladesville.   
 

 
Figure 1:  The total site showing site A and B (Source: Mecone pg.3) 

 
The site contains:  
 
Á 2 ï 12 Tennyson Rd ï a brick and metal warehouse and office space at the 

centre of the quarry with a two storey brick rendered office building to the west 
of the warehouse along Tennyson Rd (Site A) 
 

Á 14 Tennyson Rd ï a two storey brick building used as office and warehouse 
(Site B) 

 
Á Vehicular access to Site A via a driveway along the southern boundary and to 

Site B via a driveway along the northern boundary. (extract Mecone pg.4) 
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Table 1 Site Description 

Existing  
Property 
Address  

Legal 
Description  

Site Area  

Site A  
Industrial 
warehouse  
Access road  

2-12 Tennyson Lot 2 DP 549570 14, 415m2  

Site B 
Office/ 
Warehouse 

14 Tennyson Lot 1 DP 549570  9, 314m2  

TOTAL:  
23,729m2  
(source Ryde Maps) 

 
Site A and Site B are under separate ownership and as such could be developed 
separately. 
 
Topography 
 
The site is located towards the crest of a hillside falling away from Victoria Road. The 
site generally slopes from north to south. Site A is a former quarry site. The 
topography falls 5-15m towards the centre of the quarry. (Extract Mecone pg.3) 
 
Some vegetation exists on the site however due to the developed nature of the site it 
is located predominately along the perimeter of 2-12 Tennyson Rd.  
 
Context 
 
Immediate Context  
 
To the immediate north and north-east of the site is characterised by large 
commercial/industrial buildings, known as the Dexus Development. This development 
contains office and warehouse facilities, with its main frontage to Victoria Road and 
vehicular from Tennyson Road to the north of the site. (Figure 2a) 
  
The land to the east, west and south of the site is characterised by low density 1 - 2 
storey residential uses. (Figure 2b) (Extract Woodland Report pg. 15 - 16) 
 

   
(Figure 2a)  (Figure 2b) 
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Broader Context  
 
The site is located within the Gladesville Industrial Area on the southern side of 
Victoria Road, Gladesville.  The site is located between the existing industrial land 
that fronts Victoria Road and low density residential land to the east, west and south.  
The Ryde Aquatic Leisure Centre is located to the west of the site.  The site is well 
located to the Victoria Road Corridor and in close proximity to the Gladesville Town 
Centre.  (Figure 3) (Extract Woodland Report pg.12). 
 

 
Figure 3: Local context diagram (source: Mecone PP) 
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2. CURRENT PLANNING CONTROLS 
 
Zoning and Land Use  
 

The subject site is zoned IN2 Light Industrial under the Ryde LEP 2010 and Draft 
Ryde LEP 2013. Figure 4 illustrates the zoning of the subject land under the two 
LEPs. 
       

LEP 2010 LZ Map 

 
 

LEP 2013 LZ Map (exhibited) 

 

Figure 4 

 
The uses permitted with consent in the zoning under LEP 2010 include Car parks; 
Child care centres; Community facilities; Depots; Industrial retail outlets; Industrial 
training facilities; Light industries; Neighbourhood shops; Public administration 
buildings; Pubs; Recreation areas; Research stations; Service stations; Sex services 
premises; Transport depots; Vehicle body repair workshops; Vehicle repair stations; 
Warehouse or distribution centres; Waste or resource management facilities; Water 
recycling facilities. 
 
Residential accommodation is prohibited as is general retail, office and business 
uses. 
 
Under draft LEP 2013 a number of additional land uses are proposed to be permitted 
with consent including funeral homes, hardware and building supplies, landscaping 
material supplies and storage premises.  In addition to this through a ñHousekeepingò 
LEP (currently awaiting Gateway Determination) wholesale supplies and recreation 
facility (indoor) will also be permitted with consent in the IN2 zone.  
 

The Woodland Report recommends that Council undertake a further study of the 
industrial areas within the Ryde LGA to develop strategies to maintain these areas as 
viable employment lands. 
 

At this point in time given: 
 

Á the work undertaken within LEP 2011 with respect to the expansion of land uses 
in the IN2 zone  
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Á the current program of land use planning work being carried out through 
Planning Proposals presently with Council and  

Á Likely planning legislation changes 
 
No additional studies of the industrial areas within Ryde are proposed to be 
undertaken. 
 
Building Height  
 
Under LEP 2010 there are no height controls that apply to land zoned IN2 Light 
Industrial in the City of Ryde. Under draft LEP 2013 a maximum 10m height control 
applies to all IN2 land. Figure 5 illustrates the height controls of the subject site and 
surrounding land under LEP 2010 and draft LEP 2013.  
 

LEP 2010 HoB Map  

 

LEP 2013 HoB Map (exhibited) 

 
 

Figure 5 

 
Floor Space Ratio 
 
The site has a floor space ratio under LEP 2010 and Draft LEP 2013 of 1:1. Figure 6 
illustrates the  fsr  controls of the subject site and surrounding land proposed under 
LEP 2010 and draft LEP 2013.  
       

LEP 2010 FSR Map 

 

LEP 2013 FSR Map (exhibited) 

 
 

Figure 6 
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Ryde Development Control Plan (DCP) 2010/Draft DCP 2013  
 
The Ryde DCP 2010 provides for a number of environmental, engineering, 
stormwater and waste minimisation controls for the site relating to its industrial use.  
These controls are generally considered to be more relevant at the development 
application stage rather than the rezoning process for this site. (Source Woodland 
Report pg.24) 
 
3. STRATEGIC CONTEXT 
 
The strategic planning framework for this Planning Proposal is found in the following 
key documents:  
 
Á Draft Metropolitan Strategy for Sydney 2031 / Metropolitan Plan 2036 
Á NSW Transport Long term Masterplan 
Á Draft Inner North Subregional Strategy 
Á Employment Lands Development Program 
Á Ryde Local Planning Strategy 2010 
 
Metropolitan Plan 2036 and Draft Metropolitan Strategy 2031 
 
The Sydney Metropolitan Strategy sets the NSW Governmentôs framework for the 
future growth and prosperity of Sydney. It was first released in 2005 and has since 
been updated twice as follows: 
 
Á Metropolitan Plan for Sydney to 2036, NSW Department of Planning and 

Infrastructure (2010); and 
Á Draft Metropolitan Strategy for Sydney 2031, NSW Department of Planning and 

Infrastructure, (2013). 
 
In consideration of the Planning Proposal the Woodland Report states: 
 
Both Strategies recognise the need to protect existing industrial lands and to focus 
future development around identified centres ï which are the 2 fundamental issues 
central to this proposal. 
 
The existing Metropolitan Plan and Subregional Strategy categorised the site (being 
2 ï 14 Tennyson Rd) as employment uses to be retained recommending its 
protection and continued use for employment purposes.  éé 
 
The draft Strategy has a number of objectives, which are then supplemented by key 
policy directions and actions.  The most relevant policy directions to the proposal are 
Objectives 13 and 15 relating to industrial land as follows: 
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Objective 13: Productivity and Prosperity: Provide a well located supply of industrial 
lands ï recognises the importance of industrial lands as well as the pressure faced by 
land within existing areas to be rezoned for other uses.  It provides an Industrial 
Lands Strategic Assessment Checklist for proposals seeking to rezone existing 
industrial lands in these circumstances. 
 
Objective 15: Productivity and Prosperity: Provide for a good supply of retail space ï 
supports existing centres as the primary location of retail, at a scale reflecting the 
level of public transport accessibility. It supports clusters of bulky goods/warehouse 
outlets in clusters and seeks to limit retail uses in industrial areas to support industrial 
uses. (Extract Woodland Report pg.17) 
 
NSW Transport Long Term Masterplan 
 
The NSW Transport Long Term Masterplan outlines a number of strategies to 
integrate transport and land use planning.  It identifies Victoria Road as of the most 
constrained strategic transport corridors in the network (Figure 7).  
 
The Masterplan outlines a number of long-term bus priority measures to improve this 
corridor as well as a commitment to investigate the corridor for potential bus rapid 
transit (BRT) and light rail. 
 
The Masterplan also identifies this corridor for potential future long-term urban 
renewal where increased population could support improved transport services.  
(extract Woodland Report pg.18) 
 

 
Figure 7 Parramatta to the CBD via Ryde constrained corridor(Source TfNSW) 
  
Draft Inner North Subregional Strategy 
 
Employment Lands 
 
The Draft Inner North Subregional Strategy was prepared to support the previous 
Metropolitan Plan.  The Strategy sets a target of 21,000 new jobs to be created within 
Ryde LGA by 2031. é..  
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The Strategy identifies 7 Employment Land Precincts of strategic importance and 
worthy of retention for industrial uses, including the site as part of the Gladesville 
Industrial Area.  It identifies this area as follows: 
 

Gladesville (Local Industry) is located along Victoria Road and is a suburban 
industrial area (23 hectares) servicing the local population, including automotive 
businesses and trade supplies. 

 
The Strategy observes that the sub-region has experienced one of the highest rates 
of re-zonings of employment lands to other uses, namely changes at Macquarie Park 
from an industrial area to a specialised centre and the Meadowbank area to a mainly 
residential landuse. 
 
The Strategy recommends that due to demand for local services and the changing 
nature of employment lands that further conversion of existing employment lands 
should be highly restricted and existing precincts (including Gladesville Industrial 
Area) be retained as detailed below: 
 

é In view of continued demand for Employment Lands, conversion of existing 
Employment Lands within the subregion should be highly restricted and existing 
precincts (Artarmon, Lane Cove West, East Chatswood, Gore Cove, West 
Ryde, Gladesville and the former ADI site) should be retainedé 

 
Housing 
 
The Strategy sets a housing target of 30,000 additional new dwellings by 2031 for the 
sub region, with an additional 12,000 new dwellings within the Ryde LGA.  Following 
the direction from the Metropolitan Strategy, residential development is focussed 
within strategic and local centres and corridors with access to public transport and 
services. 
 
A key policy is also the renewal of existing centres, including the Gladesville Village 
and Victoria Road Corridor revitalisation, which resulted in the new LEP for the Town 
Centre in 2010. 
 
Enterprise Corridor 
 
The Strategy also identifies Victoria Road as a potential Enterprise Corridor for local 
services and employment.  The Strategy envisages that the corridor can include 
spaces for small firms, retailers and light industrial activities such as auto repairs to 
support local economic development. (Source Woodland Report pg.19) 
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Employment Lands Development Program 
 
The Woodland Report states in relation to this Program: 
 
Á The Employment Lands Development Program (ELDP) monitors industrial land 

supply including strategy-identified land, undeveloped zoned (not serviced) land 
and undeveloped zoned and serviced land.  It is prepared on a regional and 
sub-regional basis and provides a regional overview, rather than on a site-by-
site basis.  However, it does identify and monitor the Gladesville Industrial Area, 
which includes the site. 
 

Á The program provides an overview of the trends for employment lands across 
Sydney.  In the latest 2011 Update Report, it notes that demand for industrial 
space in Sydney is expected to grow in the short to medium term.  In terms of 
supply, it notes that the vast majority of employment lands is located within 
western Sydney,é. (extract Woodland Report pg.20) 

 
Ryde Local Planning Study 2010 
 
The Ryde Local Planning Study was prepared to: 
 
Á guide the future growth of Ryde through a range of planning initiatives and 

strategies; 
Á inform the Draft Ryde LEP 2011; and 
Á review and respond to directions from the State Government as identified in the 

Metropolitan Strategy for Sydney and the Draft Inner North Subregional 
Strategy, particularly relating to housing and employment targets. 

 
In relation to the key issue of industrial lands, the Woodland Report states that the 
Study makes the following relevant comments: 
 
éThe overall demand for industrial uses is likely to reduce then stabilise.  However, 
the retention of the Cityôs industrial land is vital, as these areas continue to provide 
for a range of industrial activities that meet local and regional needs. 
 
Such areas also provide premises that are often affordable to purchase or rent and 
such spaces support emerging businesses.  Areas in the City that also provide this 
opportunity are along Victoria Road adjoining the edge of town centresé (Source 
Woodland Report pg.20) 
 
Summary of key strategic policies 
 
In summary, the above polices generally support both the growth of identified centres 
within the LGA and the retention of existing industrial lands.  This strategic planning 
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framework provides for major retail and high density housing to be located in 
identified centres close to existing public transport and related infrastructure. The 
Woodland Report states: 
 
Á The Draft Subregional Strategy specifically identifies the Gladesville Industrial 

Area (which includes the site) for retention due to its critical role in providing 
local and regional services.  Councilôs adopted Local Planning Strategy also 
concludes that the protection of its remaining Industrial Land within the LGA is 
vital. 
 

Á The Local Planning Study also supports the revitalisation of the Gladesville 
Town Centre and Victoria Road Corridor for future retail and major residential 
development.  The Study notes that Council can meet with housing and 
employment targets and sufficiently address retail demand within identified 
centres and other specialised locations.(Source Woodland Report pg.21) 

 
4. PROPOSED AMENDMENT TO DRAFT RYDE LEP 2013 
 
Proposal 
 
The Planning Proposal seeks to change the zoning, height and floor space controls 
applying to the site to facilitate the development of the site for a mixed use precinct 
that integrates commercial, retail, and residential uses on the site.  
 
The applicant states that the objectives of the planning proposal shall be achieved 
through the creation of a new standard instrument-based LEP that would replace the 
existing instrument in force for the site. The proposed controls would eventually be 
reflected in and merged with the draft Ryde LEP, which is a Standard Instrument 
LEP. (Mecone pg.9) 
 
It should be noted that a standard alone LEP which amends clauses that apply to the 
whole of the City of Ryde so as to relate to a specific site is not considered 
appropriate. The aims of LEP 2010 and the objectives and land uses that apply to a 
zone should not be amended in response to a Planning Proposal that does not apply 
to the whole of the City or to the whole of a land use zone. Similarly Standard 
Instrument optional clauses should not be adopted and related to a singular site. The 
DoPI have advised Council they also do not support such an approach. 
As a result the drafted SI instrument for the site has not been considered and the 
applicant has been advised accordingly that the Planning Proposal will be considered 
as a proposed amendment to LEP 2010 with respect to zoning, FSR and height for 
the site only. 
 
Objectives and Intended Outcomes 
 
The objectives of the proposal as outlined by the proponent are: 
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Á To encourage employment generation on site that increases the number of 

employees and provides jobs that better match Ryde's employment profile; 
Á To facilitate redevelopment of the site in a prime location in close proximity to a 

range of services and public transport options, which is currently being 
underutilised; 

Á To provide high quality residential development, incorporating a range of 
housing types, including seniors housing, for the Ryde and Gladesville locality; 
and 

Á To provide an innovative village hub with a range of commercial and retail 
employment activities which are compatible with the residential uses in the area. 

 
The planning proposal seeks to achieve these objectives by allowing the 
redevelopment of the site as mixed-use premises with a range of residential, retail, 
commercial, and community uses. (Extract Mecone pg.8) 
 
The applicant identifies the primary objective of the Planning Proposal as follows:  
 
Á Address the lack of housing availability within the locality; 
Á Provide appropriate services and employment opportunities that suit the 

resident profile in the area; 
Á Allow for a proposal that will complement and support the existing Gladesville 

Town Centre; and 
Á Allow for public domain upgrading works. 
 
The planning proposal seeks to achieve these intended outcomes by proposing 
amendments to the LEP and rezoning the site to B4 Mixed Use as per the Standard 
Instrument Template. The site specific LEP would permit mixed use premises, 
including residential, retail and commercial uses on the site. (Extract Mecone pg.8) 
 
The Planning Proposal is accompanied by an architectural report provided at 
Appendix 2, which includes an analysis of the site and a massing study that forms the 
basis of the proposed provisions. 
 
Based on the findings of the architectural report, a range of 5-8 storey buildings can 
be achieved on site without having any significant adverse environmental impacts on 
the surrounding developments.(extract Mecone pg.8) 
 
Three design strategies were considered. The preferred design strategy ï 
Consolidated Open Space involves a consolidated development across both Sites A 
and B and includes: 
 
Á 2 levels of basement parking for approx. 670 car spaces, loading and unloading 

areas 
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Á 2 options for shared or separate vehicular access to both sites from Tennyson 
Road 

Á podium level with 5,800m2 retail space (including a 4,000m2 supermarket) 
Á childcare centre (300m2) 
Á 600m2 of non-retail, commercial uses 
Á 404 residential units (including 135 seniors living units) and an assisted living 

facility of 3,300m2 
Á public space within the site and associated landscaping (Figures 8 & 9) 
 

 
Figure 8:  Indicative section of preferred development option (Source: Grimshaw Architects) 

 

 
Figure 9:  Preferred development option (Source: Grimshaw Architects) (Extract Woodland 

Report pg.26 -27) 

 
Appendix 2 Architectural Design Report of the Planning Proposal notes the following: 
 
Á retail is to be provided at grade only at the entry off Tennyson Road  
Á parking is to be located at the base of the quarry with minimum excavation 


