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EXECUTIVE SUMMARY:
On 18 May 2015, North Sydney Council adopted the St Leonards/Crows Nest Planning
Study: Precincts 2 & 3 (the „Study‟). The Study seeks to manage the high level of
development interest in the area, sustainably accommodate population growth, protect jobs
and deliver much needed public domain upgrades and services.
The Study identifies 655 and 657 Pacific Highway, 100 Christie Street and Christie Street
Reserve as the subject of a master planning process, pending the agreement of the three
landowners. Development of a master plan enables a more detailed and broader range of
opportunities to be identified for both the built form and the public domain than could be
envisaged under the Study.
In October 2015, the landowners advised Council staff that they were willing to develop a
master plan for the combined site. Preliminary master plan options from the proponents were
put to the Design Excellence Panel on 8 December 2015, where it was agreed that further
guidance from Council was required. As a result, the Christie Street Master Plan Guidelines
(the „Guidelines‟ at Attachment 1) have been developed.
The Guidelines are consistent with the Study and set out a more detailed series of design
requirements for the site. These requirements apply the placemaking, access, employment and
built form strategies under the Study. If the three landowners cannot reach agreement, the
Study identifies 100 Christie Street as the potential location of a „tall building‟ (being over 18
storeys in height). 655 and 657 Pacific Highway would remain commercial buildings. The
Guidelines compare the floor space yield and built form under both scenarios:
 Option 1 (single site) may deliver an estimated 500 jobs and 130 dwellings on 100
Christie Street if it is redeveloped as a „tall building‟ site under the Study; and
 Option 2 (master plan site) suggests 1,400 jobs and 240 dwellings may be possible on
the combined site.
Option 2 is the preferred outcome as it locates the residential tower further away from The
Forum than Option 1, creates an active, pedestrian only entrance to the station via Sergeants
Lane and has the potential to deliver a low scale „statement building‟ fronting Christie Street
Reserve that could significantly improve the character and vibrancy of the centre.
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Both options provide an opportunity to deliver the following public benefits:
 Upgraded Christie Street Reserve in public ownership;
 A 200 space public bike hub located under the reserve;
 A co-working space, built within the podium to Council specifications and in Council
ownership;
 A suite of public domain works to the surrounding area; and
 Design competition to inform the development application.
Pending their continued agreement to the master plan process, Council will work with the
landowners to prepare a master plan, in-line with the Study and these Guidelines. Any future
planning proposal will need to be supported by the studies outlined in Section 6 of the
Guidelines.
It should be emphasised that only one “tall building” option may be pursued, not both. Whilst
the preferred option (Option 2) would deliver better outcomes, it will rely on commercial
agreement being reached between the three separate landowners. If this does not occur,
Option 1 will remain as the only option that may be achieved.

FINANCIAL IMPLICATIONS:
The Christie Street Master Plan Guidelines identifies public domain and community projects
that are to be delivered through a voluntary planning agreement prepared to support any
proposed amendments to North Sydney Local Environmental Plan 2013. These projects will
have ongoing maintenance and operational costs to Council. These will be the subject of
separate reports to Council as the details of the draft agreement become available.

RECOMMENDATION:
1. THAT the Christie Street Master Plan Guidelines are endorsed in principle, noting further
work is required by the proponents to support any planning proposal to amend the North
Sydney Local Environmental Plan 2013 and associated Voluntary Planning Agreement.
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LINK TO DELIVERY PROGRAM
The relationship with the Delivery Program is as follows:
Direction:

1. Our Living Environment

Outcome:

1.2 Quality urban greenspaces
1.5 Public open space, recreation facilities and services that meet community
needs

Direction:

2. Our Built Environment

Outcome:

2.2 Improved mix of land use and quality development through design
excellence
2.3 Vibrant, connected and well maintained streetscapes and villages that
build a sense of community
2.5 Sustainable transport is encouraged

Direction:

3. Our Economic Vitality

Outcome:

3.1 Diverse, strong, sustainable and vibrant local economy

Direction:

4. Our Social Vitality

Outcome:

4.1 Community is connected
4.2 Community is diverse
4.3 Enhanced arts and cultural programs an facilities
4.8 Enhanced community facilities, information and services

BACKGROUND
On 18 May 2015, North Sydney Council adopted the St Leonards/Crows Nest Planning
Study: Precincts 2 & 3 (the „Study‟). The Study seeks to manage the high level of
development interest in the area, sustainably accommodate population growth, protect jobs
and deliver much needed public domain upgrades and services. The Study identifies 655 and
657 Pacific Highway, 100 Christie Street and Christie Street Reserve as the subject of a
master planning process, pending the agreement of the three landowners.
In October 2015, the landowners (Taverns Pty Ltd and property funds managed by Altis
Property Partners and Charter Hall) advised Council that they are willing to develop a master
plan for the combined site, in accordance with the Study.
In November 2015, preliminary master plan options from two architectural firms were
submitted to Council on behalf of the proponents.
On 8 December 2015, the preliminary master plan options were presented to Council‟s
Design Excellence Panel. The options significantly differed in their design approach and
proposed a range of public benefits. The Panel considered both options represented an over
development of the site and agreed that further guidance from Council was required to
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establish appropriate built form controls for the site (DEP minutes at Attachment 2).
On 23 December 2015, Council met with the proponents where it was agreed that Council
would prepare the Christie Street Master Plan Guidelines (the „Guidelines‟) to inform a
master plan by the proponents (Guidelines at Attachment 1).

CONSULTATION REQUIREMENTS
1.

External

The Guidelines represent existing policy and do not require public exhibition. Any master
plan prepared in accordance with these Guidelines will be publicly exhibited as part of the
planning proposal process. To inform the master plan, the proponent is to present the scheme
and seek feedback from the Precinct Committee, neighbouring landowners and the Design
Excellence Panel, in accordance with the St Leonards/Crows Nest Planning Study.
2.

Internal

Representatives of the following divisions of Council were invited to the series of workshops
to develop the master plan options and their comments informed the Guidelines:
 City Strategy Division;
 Engineering and Property Services Division; and
 Open Space and Environmental Services Division.

SUSTAINABILITY STATEMENT
The sustainability implications were considered and reported on during the initiation phase of
this project (29 November 2010).

DETAIL
1.

Purpose of the Christie Street Master Plan Guidelines

A master plan is a high level strategy over a large site, often with multiple landowners. It
allows a certain level of design flexibility to identify a broader range of opportunities for both
the built form and the public domain than could otherwise be envisaged under a precinct-wide
study.
Under the St Leonards/Crows Nest Planning Study, the sites of 655-657 Pacific Highway and
100 Christie St may be subject to a master planning process (site map at Figure 1). This
provision was included in the Study as the consolidated site has the potential to:
 Increase the size and amenity of Christie Street Reserve;
 Improve pedestrian access to and from St Leonards railway station;
 Consolidate loading bay access along Sergeants Lane;
 Locate any residential tower towards the Pacific Highway, away from The Forum;
 Result in no net loss in non-residential floor space capacity over current controls; and
 Deliver much needed community facilities and activity for the centre.
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The master plan is to be prepared by the proponents in consultation with Council and
adjoining landowners. It is to clearly demonstrate how the scheme will contribute to the local
built form context, the social, environmental and economic prosperity of the centre and
objectives of the Study.
As discussed in the Background section to this report, the Christie Street Master Plan
Guidelines (the „Guidelines‟) have been prepared in response to a recommendation of the
Design Excellence Panel (Attachment 2). The Guidelines assist the proponents develop a
master plan scheme that implements the Study.

Figure 1. Site location map
2.

The site

The master plan area is strategically important to the context of St Leonards. It connects St
Leonards Station, via The Forum to the majority of the centre. The Forum has two entrances
to the station that adjoin the site: one on the northern end of Sergeants Lane near Christie
Street Reserve, the other on the southern end where the orientation of Sergeants Lane turns
east-west. The redevelopment of the site presents significant opportunities to improve the
activity and amenity of these connections to the station (Figure 2).
100 Christie Street and 655-657 Pacific Highway support commercial buildings that were
built in the 1970‟s-„80‟s that have periodically received interior and exterior upgrades. A
major commercial tenant is set to vacate 100 Christie Street shortly, which may prompt long
term planning for the site. The site has development consent to convert the building to a
mixed use development (under the now repealed North Sydney LEP 2001), representing a loss
of employment space and no opportunity to deliver any public benefit for the centre.
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The majority of 655 and 657 Pacific Highway support small-medium sized commercial
tenancies. 655 Pacific Highway supports the St Leonards Tavern on the corner of the Pacific
Highway and Christie Street.
The site also encompasses Christie Street Reserve and Christie Street. Council has a long term
lease on the reserve that expires in 2083. Christie Street is a heavily trafficked regional road
for which Roads and Maritime Services has an interest.
Site analysis is provided on pages 7-19 of the Guidelines. The key constraints and
opportunities for the site are summarised on pages 20-21 of that document.

Figure 2. Summary of opportunities

3.

Christie Street Master Plan Guidelines

The Guidelines set four key objectives for the site, in line with the placemaking, employment,
access and built form strategies under the Study:
 Greater activity, better open space and fine-grained street and laneway frontages;
 Development that capitalises on the community‟s knowledge, skills and creativity
with jobs closer to home;
 A place that prioritises walking, cycling and public transport with safer streets and no
net increase in traffic generation; and
 St Leonards transforms into a high amenity, mixed use centre.
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Having regard to these objectives, design requirements were developed through a series of
internal workshops at Council. It is worth noting that the design requirements are based on
what is possible under the Study, existing Council policy and planning framework, and the
Apartment Design Guide (Department of Planning and Environment 2015). The Guidelines,
therefore, reflect existing policy.
The design requirements were then tested and refined through the development of:
 Option 1 (single site) showing what may be possible on 100 Christie Street if it is
redeveloped as a „tall building‟ site under the Study; and
 Option 2 (master plan) showing what may be possible on the combined site, if the
three landowners reach an agreement.
The purpose of developing both options is to show two possible outcomes under the Study,
and examine how the master plan option can potentially achieve a better outcome for the
centre that:
1. Reduces the impact of the built form on neighbouring development,
2. Achieves a better architectural outcome that contributes to the image of St Leonards;
and
3. Provides new public open space and/or better pedestrian connections.
The objectives and design requirements can be found on pages 24-29 of the Guidelines. The
options are presented on pages 32-35.
It should be emphasised that only one “tall building” option may be pursued, not both. Whilst
the preferred option (option 2) would deliver better outcomes, it will rely on commercial
agreement being reached between different landowners. If this does not occur, option 1 will
remain as the only option that may be achieved.

Option 1 Concept scheme for 100 Christie St

4.

Option 2 Master plan scheme

Key issues

The development of Options 1 and 2 raise a number of design and planning-related matters.
4.1

Building height
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The Forum consists of two mixed use towers, the taller being the East Tower at 113m at 38
storeys located off Sergeants Lane, immediately adjacent to the master plan site. It is currently
the tallest building in St Leonards reaching Relative Level (RL) 196. “Air Apartments” at 616 Atchison Street, approved by the State Government under the now repealed Part 3A
legislation, is currently the second tallest building at 95m, or RL 181 on the skyline.
In the business district in the Lane Cove Council portion of St Leonards, however, there are
plans for three new mixed use buildings at heights of 91m, 115m, and 138m - two of which
exceeding The Forum with maximum RLs of 203 and 227 on the skyline. In addition, there
are planning proposals that could allow three further buildings of heights 94m, 95m and149m
(maximum RL 224). The tallest of these buildings is 45 storeys. These are identified on page
13 of the Guidelines.
A building over RL 230, equivalent to approximately 45-50 storeys, on the master plan site
would become the tallest built form in the centre.
Testing an appropriate height for each option requires consideration of its proximity to the
station, contribution to the skyline, environmental impacts, necessary setbacks and proportion
in relation to its floor plate, structural capacity and ability to be serviced by an adequate
number of lifts.
Traffic generation has become less of a determining factor on development capacity through
recent amendments to the North Sydney DCP 2013 that halved the maximum basement car
parking rates in St Leonards. Initiatives to further reduce the impact of private car usage will
also be actively pursued at the planning proposal stage.
The economic feasibility of delivering such a scheme is also a critical consideration to height.
Essentially, there must be sufficient development capacity to create a financial incentive for
the delivery of identified public benefits and, in the case of Option 2, for the three landowners
to work together or for one party to amalgamate the sites, to successfully deliver the scheme.
It is worth noting that the maximum building height is subject to achieving approval from the
aviation division of the Commonwealth Department of Infrastructure and Regional
Development, for breaching the „obstacle limitation surface‟ at RL 156, having regard to the
advice of the relevant airport, helicopter landing pad operator, Airservices Australia and Civil
Aviation Safety Authority. This will be sought as part of any planning proposal.
Having regard to the above, the Guidelines suggest Option 1 may potentially support a
maximum building height of 36 storeys and Option 2 a maximum building height of 50
storeys (Figure 3). This height will need to be tested and adequately justified by the proponent
through the master plan process.
Section diagrams and a 3D model showing the skyline of St Leonards are provided on pages
40-41 of the Guidelines.
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Figure 3. Skyline showing proposed 50 storey building on the master plan site viewed from
the south and from the east, respectively

4.2.

Employment

The three sites are currently zoned B3 Commercial Core. The Study states that the master
plan should include design proposals that „result in no net loss in non-residential floor space
capacity over current controls‟, however the built form testing revealed that achieving that
amount of commercial floor space is unlikely.
The capacity of the existing buildings is estimated to be just over 18,000m2 of non-residential
floor space (FSR 7:1). Discussions with industry professionals and landowners indicate that
proposals to increase this capacity under the existing controls are very unlikely.
The preliminary master plans prepared by the proponents achieved 16-19,000m2. However
this was only possible either by a large 9-storey podium extending from the Pacific Highway
over Sergeants Lane to the reserve, or by placing retail space and a community facility under
the reserve. Neither of these options was supported by the Design Excellence Panel.
Option 1 represents an improvement over the existing development consent by increasing the
non-residential capacity on 100 Christie Street from 3:1 to 4:1. When added to the existing
commercial floor space of 655 and 657 Pacific Highway, this totals just under 13,000m2.
Under Option 2, the amount of non-residential floor space is estimated to be 14,000m2 (FSR
5:1). This represents 80% of existing capacity and 60% of planned capacity.
Council is committed to supporting St Leonards role as a strategic centre within Sydney‟s
Global Economic Corridor. Whilst the existing commercial buildings have value, the major
public domain and community service gains proposed for this master plan site will require the
conversion of some employment floor space capacity to residential to make the scheme work.
To address this, the Guidelines propose to make the new employment space „work harder‟ by
securing land uses that support a higher job density through amendments either to the North
Sydney LEP 2013, DCP and/or any voluntary planning agreement. In effect, if the podium is
designed to support modern office development rather than low employment uses such as a
hotel or serviced apartments, the redevelopment can potentially achieve no net loss in
employment capacity.
Council will seek State Government‟s support for this approach. State Government policy is
to maintain the B3 Commercial Core zone in St Leonards. However a number of recent
planning proposals to rezone land from B3 Commercial Core to B4 Mixed Use in the business
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district (Lane Cove local government area), contrary to State policy, have achieved a Gateway
Determination from the State Government. A proposal to secure at least 5:1 non-residential
floor space for high density employment uses may therefore be viewed favourably.
4.3

Placemaking and public benefits

Both options provide an opportunity to deliver the following public benefits:
 Upgraded Christie Street Reserve in public ownership;
 A 200 space public bike hub located under the reserve;
 A co-working space, built within the podium to Council specifications;
 A suite of public domain works to the surrounding area; and
 Design competition to inform the development application.
These public benefits were each identified in the Study.
As discussed in Section 2 of this report, Council has a long term lease on Christie Street
Reserve that expires in 2083. The redevelopment is a unique opportunity to secure Christie
Street Reserve public ownership.
The Access Study (Arup 2014) identified the reserve as an appropriate location for a bike hub.
The proposed 200 space facility represents 5% of the total number of commuters that travel to
St Leonards station and bus interchange in the morning peak (Bureau of Transport Statistics
2011), supporting Council‟s aspirations to increase mode share under the Integrated Cycling
Strategy (North Sydney Council 2015). It is comparable to facilities being delivered in the
CBD and Parramatta.
Land fronting Christie Street Reserve is an ideal location for the co-working space (page 77
of the Study). Such a facility will:
 Support much needed employment space geared to creative industries;
 Activate the podiums of buildings with a greater diversity of uses; and
 Provide significant benefits to the public through greater services and activities on
offer in the centre, and a place to meet.
Streetscape improvements are being planned for St Leonards/Crows Nest, including Sergeants
Lane, Christie Street and the Pacific Highway. The Guidelines recommend a detailed design
proposal for Christie Street be prepared as part of a master plan to improve safety and amenity
of pedestrians and cyclists as well as propose a location for a dedicated taxi rank.
Finally, the Design Excellence Panel recommends that, given the site‟s complexity and
importance, it should be the subject of a high profile design competition once a planning
proposal has established a suitable height and FSR controls. This is in line with the Study.

4.4

Access

Workshops were held with staff from City Strategy, Engineering and Property Services and
Open Space and Environmental Services Divisions to determine the preferred vehicle access
into 100 Christie St and the master plan site.

Report of Emma Booth, Strategic Planning Team Leader - Design
Re: Christie Street Masterplan Guidelines
(11)
The proponents have previously put forward a number of proposals, each of which had raised
a number of concerns with Council staff. These proposals, along with some additional options
were considered at the workshops.
The preferred schemes are:
 For the proponents to negotiate shared basement access with The Forum. This would
enable Sergeants Lane to be fully pedestrianised and could allow for the expansion of
Christie Street Reserve. This would significantly improve the aspect and amenity of
east facing apartments in The Forum.
 One vehicle entry on Sergeants Lane, but allow for the pedestrianisation of the
east/west portion of the laneway through shared basement access. This option
maintains a high level of active street frontages and minimises traffic impact to
Christie Street.
Any option included in a master plan will need to be supported by a transport and access
study.
A summary of the main options, including the strengths and weaknesses of each, has been
included in the Guidelines on page 27.

5.

Implementing the scheme

A master plan, in line with Council‟s strategic objectives for St Leonards, and consistent with
the attached Guidelines, is to be developed by the proponents and submitted to Council. To
inform the master plan, the proponents are to consult the Precinct Committee, local
landowners and the Design Excellence Panel.
Pending support for the master plan, the proponents will be invited to submit a planning
proposal. Any planning proposal will need to be supported by the studies outlined in the
Guidelines.
The proposed way forward to implement the scheme and requirements for the planning
proposal are outlined on page 46 of the Guidelines.

6.

Conclusion

The willingness of the three landholders to work together on a master plan represents a unique
opportunity to revitalise St Leonards. The Christie Street Master Plan Guidelines have been
prepared to assist the proponents develop the master plan, in line with Council‟s strategic
vision for the area, and deliver public benefits that will support the growing community.
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1.0 introduction

purpose
of these
guidelines

The St Leonards / Crows Nest Precincts 2 &
3 Planning Study (the Study) was endorsed by
North Sydney Council on 11 May 2015.
The Study seeks to manage the high level of
development interest in St Leonards / Crows
Nest, sustainably accommodate population
growth in the North Sydney local government
area, protect jobs and deliver much needed
public domain and services.
The Study identifies the sites of 100 Christie
Street and 655 & 657 Pacific Highway as a
significant landholding that has the potential to
transform the centre. The Study recommends
that the landowners prepare a master plan
in consultation with Council and adjacent
landowners.

A master plan is a high level strategy over a large
site, often with multiple landowners. It will inform
proposed amendments to the North Sydney
Local Environmental Plan 2013.
These guidelines have been prepared to identify
the key built form, access, employment and
placemaking outcomes for the site to assist the
landowners prepare a master plan so that it can
be exhibited for public comment as part of a
planning proposal. The master plan must still be
supported by sufficient analysis to demonstrate
the design principles under the Study have been
achieved.
These guidelines also identify a separate option
for a ‘tall building’ being accommodated on 100
Christie Street in line with the Study, should the
amalgamation of the three sites not be possible.
It should be emphasised that only one of these
options may be pursued.

St Leonards Precincts 2&3
Study endorsed by North
Sydney Council

Proponents submit to Council
preliminary master plan
options

Council prepares these Master
Plan Guidelines

01

03

05

May 2015

November 2015

2015

April 2016

NOW

02

October 2015

Proponents advise Council
that they will collaborate with
each other on a master plan

04

December 2015

Design Excellence Panel
comments on preliminary
master plan options
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2.0 site

2
site
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2.0 site
2.1 St Leonards
St Leonards is a growing mixed use centre
located on Sydney’s lower North Shore. It is
located approximately 600 metres from Crows
Nest Village, 2 kilometres from North Sydney
Centre and 3 kilometres from Chatswood.
The buildings are a mix of medium-high density
commercial and mixed use developments
near the station and older low-medium scale
commercial offices.
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To North Sydney
Centre - 2km

Employment land is concentrated within 400m
of the station, particularly within the Royal North
Shore Hospital and the business district on the
southern side of the highway. Large corporates
such as IBM, and small-medium sized information
media, telecommunications, professional services
and local up-and-coming high technology
enterprises are located along the Pacific Highway,
Atchison St and Chandos St.
In the 2011 census, St Leonards had a residential
population of 4,467 people, 90% of which lived
in a flat, unit or apartment. This figure is set to
grow with a number of recent LEP amendments
to allow tall, residential flat buildings south of the
highway.
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Oxley Street

Christie Street

Atchison Lane
Site

A Plan for Growing Sydney (2014) identifies St
Leonards as a ‘Strategic Centre’ - a major hub for
employment and activity on the Global Economic
Corridor. It is the 6th largest employment centre
in the metropolitan area, supporting 33,000 jobs.

Willoughby City Council
North Sydney Council

Chandos Street

St Leonards station

Mitchell Street

Herbert

Street

Royal North Shore
Hospital

St Leonards is an established and well serviced
transport interchange with around half the trips
made to the area by public transport and 80% of
those are by train. In November 2015 the State
Government announced the Sydney Metro will
include a station at Crows Nest.
The centre straddles three local government
areas: North Sydney, Willoughby and Lane Cove.
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2.0 site
2.2 Master Plan Site
These guidelines address the following properties:
•
•
•

100 Christie St, 655 and 657 Pacific
Highway in private ownership;
Christie Street Reserve, which is owned by
100 Christie St for which Council has a long
term lease that expires in 2083; and
Sergeants Ln and a portion of Christie St.

The site adjoins The Forum and St Leonards train
station, forming an important connection across
Christie Street to St Leonards centre.

Chandos Street

100 Christie St and 655-657 Pacific Highway
support commercial buildings that were built
in the 1970’s and ‘80’s which have periodically
received interior and exterior upgrades. The
buildings are 7 and 8 storeys in height along the
Highway and 12 storeys on Christie St.

Atchison Lane

Christie Street runs through the high rise
commercial area and features dense street
tree planting, narrow footpaths and is heavily
trafficked.
10

building seen from Pacific Highway

Atchison Street
657
Pacific
Highway

Christie Street Reserve is just over 1,000m2 in
size. It is made up of open turf, paved areas and
public seating. The park receives good solar
access during the day and is well utilised during
weekday lunchtimes.
Sergeants Lane is a shared zone that services
The Forum, 100 Christie St and 655-657 Pacific
Highway. It is the main pedestrian entry/exit
point to the station, often in conflict with private
vehicles, kiss & ride trips and taxi circulation.

655-657 Pacific Highway

Street

The
Forum

100
Christie
Street

Christie

nts Lane

Despite the commercial zoning, 100 Christie St
has development consent for the conversion
of the building to a mixed use development,
comprising ground floor retail, 4 floors of office
space and 7 floors of residential apartments.

Sergea

All buildings are zoned B3 Commercial Core.
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100 Christie Street

building seen from Chandos Street

2.0 site

Sergeants Lane - view to station

Sergeants Lane - pedestrian exit from the station

Christie Street Reserve fronting 100 Christie Street

Christie Street

southern entrance to The Forum with rear loading bay of 657 Pacific Highway to left of image

1070sqm paved and greenspace

view to Gilroys Hotel on Christie Street

heavily trafficked street with poor pedestrian amenity at the roundabout
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2.0 site
2.3 Building heights
SITE

Lane Cove Planning
Proposal approved

240

138m

Lane Cove Planning
Proposal approved

220

115m

FORUM

AIR
IBM

180
160
140
120

91

Naremburn
Conservation Area

87

100
80

Chandos Street
Chandos
Chandos Street
Street

Atchison Street
Atchison Street

Albany
Albany Street
Street

South

Pacific Highway

90

60

North

Figure 1. South-North Elevation of site and surrounds

SITE

Lane Cove Planning
Proposal approved

240

138m

220

113m
95m

Lane Cove Planning
Proposal approved
91m

200
180

AIR

160

ABODE

IBM

81m

LINEA

Lane Cove Planning
Proposal approved

140
120
100

91

Figure 2. West-East Elevation of site and surrounds
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MitchellStreet
Street
Mitchell
Mitchell Street

West

Christie Street

83

80
60

East

40

PRECISION

115m

FORUM

To the south, Lane Cove Council has recently
approved two planning proposals in the Business
District that change the land zoning from
commercial to mixed use and the height limit to
91m, 115m and 138m over 2 sites. These are
illustrated in Figure 2. Other proposals in the
pipeline include a further two towers south of the
highway.

95m

Obstacle Limitation Surface (156 AHD)

Immediately to the north of St Leonards is the
Naremburn Conservation Area, which consists
mostly of single storey detached houses.
To the east, is the 2-5 storey Crows Nest
residential area and Willoughby Road, the
popular 2-4 storey, fine grain main street located
approximately 600m from St Leonards Station.

200

113m
91m

Pacific Highway

The tallest building in St Leonards is currently The
Forum over the station. The Forum consists of a
commercial podium and two residential towers,
West Tower at 81m and East Tower at 113m
in height. ‘Air Apartments’ at 6-16 Atchison St,
approved by the State Government under the
now repealed Part 3A legislation, is 95m. The
commercial IBM and mixed use ‘Abode’ buildings
are the 4th and 5th tallest buildings at 65m and
60m respectively.

ARDEN

St Leonards is located along the ridge which
runs along the Pacific Highway to North Sydney.
The centre’s skyline is highly visible from many
locations on the lower North Shore and CBD.

2.0 site
Tower separation
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113m

81m
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High density residential buildings in New South
Wales are recommended to adopt best practice
guidelines outlined in State Government’s
Apartment Design Guide. For buildings over 8
storeys, non-habitable rooms must be at least
12m apart; habitable rooms must be 24m apart.

T

95m

T

65m
60m
138m

94m

95m

149m

100m

Tall, high density buildings are home to many
people and it is important for these buildings to
be adequately spaced apart. Within apartments,
building separation assists with visual and
acoustic privacy, outlook, natural ventilation and
daylight access. Good tower separation also
improves the visual impact of the building on
the skyline, promotes view sharing and protects
sunlight access to the public domain.

Legend

The St Leonards Precincts 2 and 3 Planning
Study recommends potential locations for ‘tall
buildings’ over 18 storeys in height that can
achieve at least 24m separation over the majority
of the building, subject to design criteria. This is in
line with international guidelines.
The master plan is an opportunity to shift any
proposed ‘tall building’ from 100 Christie St onto
655/657 Pacific Hwy, giving greater separation
distance from the Eastern Tower of The Forum.

Legend
Location of towers

Location of towers

115m

DA under review

91m

DA under review
Endorsed PP or
Gateway issued

PP gazetted
Endorsed study/PP or
Gateway issued
24m separation from
tower

T

‘Tall Building’ - Endorsed
Precincts 2 and 3 Study*
24m separation from
tower
Site

*The Study identifies
two options for
achieving a ‘tall
building’ on the
master plan site

Figure 3. Existing and proposed tall buildings in St Leonards
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2.4 Connectivity
Transport oriented developments maximise
the accessibility of jobs and homes to public
transport. The Forum was built as a transit
oriented development that integrates the existing
train station on the North Shore line with the bus
stop along Pacific Highway, retail, commercial
offices and residential apartments.

Scale

chandos street
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christie st

royal north
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Of key importance to the master plan, the two
entrances on the eastern boundary of The Forum
connect the station with the sites of 100 Christie
Street, 655-657 Pacific Highway and the rest of
North Sydney local government area. Pedestrians
travelling to and from Atchison Street, Crows
Nest, south to the business district or along
Pacific Highway will use these entrance points.
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ce -

reet
herbert st

The sites of 100 Christie Street and 655-657
Pacific Highway are located adjacent to The
Forum and play an integral role in connectivity
to and from the transport interchange and the
legibility of the centre.
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atchison lane

crows nest
village

atchison street
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Christie St and Chandos St are heavily trafficked
regional roads. Council is responsible for their
management but must seek consent from the
RMS who has an interest in their regional traffic
function.
Traffic signals with a pedestrian crossing have
recently been installed on Christie Street to
improve the east / west pedestrian movement
accessing the station.
The roundabout at the intersection of Christie
Street and Chandos Street has been observed
to be a major point of conflict between vehicles
and pedestrians travelling to and from the station
(Access Study, Arup 2014). Pedestrians are
observed to weave in between queued vehicles
as they cross Christie Street.
The cycle path along Sergeants Lane poorly
connects to the marked path on Atchison St, and
the unmarked cycle path along Christie Street.
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Legend
Main pedestrian
circulation routes

Traffic lights

Pedestrian crossing
locations

Train station

Public open space paved

Bus stop

Public open space green

Roundabout

Figure 4. Main pedestrian routes around the Christie Street Master Plan site

business
district

crows nest metro
station - 150m

2.0 site

Christie Street / Chandos Street

Christie Street / Chandos Street

pedestrians crossing near the roundabout

Pacific Highway

limited pedestrian amenity along Pacific Highway

pedestrians crossing near the roundabout

Pacific Highway

cyclist crossing Christie Street

Christie Street

level differences between public and private land with limited active street frontage
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2.5 Pedestrian observations
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atchison lane
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In terms of desire lines across the site, our
observations
Retailsuggest some 30% of movements
are wanting
to move diagonally between the
below
southern station entry and the Pacific Highway.
This appears to be a much more significant
design consideration than a cross site link
between the southern station entry and Chandos
Street.

Retail
below

2%

lane

Limited north-south movements were observed
in the 1.5 hour duration, with only 5% of
movements recognised which moved along
Sergeants Lane and Christie Street in a northerly
or southerly manner between Atchison Street and
Chandos Street.

Retail
below

sergeants

As core business hours approached (between
8:30am and 9:00am), the pedestrians numbers
entering and exiting from the southern entrance
of The Forum increased to 60% of the total
count, significantly overtaking the amount of
pedestrians entering and exiting The Forum’s
northern entrance.

chandos street

35%

ion entr
an
stat
rn

ce

Between 7:30am and 8:00am, a similar number
of walkers were observed entering / exiting the
northern and southern entrances to The Forum.

Nort
he

Pedestrian observations were made on site
between 7:30am and 9:00am on 3 February
2016. Approximately 3,000 walking movements
were observed in and around the site in the 1.5
hour period.

30%
Des
ire l

ine

30%
Figure 5. Pedestrian observations around the Christie Street Master Plan site
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2.6 Pedestrian environment
le
n / vehic
Pedestria zone
conflict
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The footpaths along Christie Street have recently
been repaved in accordance to the North Sydney
Public Domain Style Guide. The interface with
100 Christie Street is, however, poor with level
changes and limited active street frontage.
Legibility requires visual connections between

atchison lane
origins and destinations. The entry to and

lane

from the station exits via The Forum do not
currently offer clear visual connections. The
northern entrance to The Forum is obstructed
by a retention wall and dense planting on the
western side of Christie Street Reserve. The
southern entrance to The Forum feeds into
Sergeants Lane which does not have a clear
sight line from Atchison Street. Improvements
to visual connectivity will also help with passive
surveillance and safety.

reet

sergeants

christie st

Retail
below

Retail
below

10

The pedestrian environment in St Leonards is
largely urban. Buildings are predominately built to
the property boundary offering good opportunities
chandos street
for active uses at the ground floor but with little
open green space. Footpaths in St Leonards are
generally modest - being 3.5m wide on most
50m
streets.

Retail
below

atchison street

Despite being one of the main entry points to
the station, Sergeants Lane was rated one of
the lowest amenity spaces in precincts 2 & 3
(Place Assessment SJB 2014). The four loading
bays, lack of active street frontages and awnings
significantly detract from the safety and amenity
of lane.

Retail
below

Legend
Active / engaging
street frontages

Pedestrian crossings

Retaining wall

Public seating

Unclear sight lines

Public open space

Traffic lights

Dense vegetation

Figure 6. Pedestrian environment around the Christie Street Master Plan site

pacific hi
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As mentioned in Section 2.4, the roundabout at
the intersection of Christie Street and Chandos
Street has been observed to be a major point
of conflict between vehicles and pedestrians
travelling to and from the station (Access Study,
Arup 2014). It is understood that roundabouts
increase the risk of cycling crashes and the
severity of resulting injuries, compared to other
junction types.
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2.7 Existing LEP controls
Land Zoning

R4
high density residential

A significant portion of land around the station/
The Forum has been zoned B3 Commercial
Core to reflect St Leonard’s role as a Strategic
Centre. Other zonings which are proximate to the
station include B4 Mixed Use, R4 High Density
Residential and SP2 Infrastructure.

Height of Buildings
The Forum is the tallest building in St Leonards
with its tallest tower on the east 113m tall. The
“Stepping Down Principle” has been used to
guide height in St Leonards over the past decade
and the height controls of all LGAs in St Leonards
reflect this.

Non Residential Floor Space Ratio
North Sydney Council is the only local
government area within the area which
utilises a non residential FSR control. The non
residential FSR control applies to all mixed use
developments and ensures a certain degree of
employment function within a Mixed Use zone.
In St Leonards, the highest non residential FSR
is reflected in close proximity to stations or major
arterials and range from 3:1 to 0.75:1.

B3
Commercial core

B3
Commercial core

B3
Commercial core

B3
Commercial core RL98

B3
Commercial core

RE1
public recreation

B4
mixed use

B4
mixed use

B3
Commercial core

B4
mixed use

B4
mixed use

B4
mixed use

0
15.5m

B4
mixed use
B3
Commercial core

X
49m

RL124

X
49m

0
B3
15m
Commercial core
m
12m

B3
Commercial core

Land Zoning

V
3:1

I
0.75:1

W1
40m

X
49m

W1
40m

W1
40m

AA1
65m

AA1
65m
T
25m

t2
26m
180.46

204.46
T
25m

J
9.5m

T
25m

Height of buildings

T
25m

v1
3:1

v1
3:1
N
1:1

X
49m

V
36m

B3
Commercial core

V
3:1

U2
33m

AA2
72m

AA1
65m

B4
mixed use

T
25m

U2
33m

227.4
B4
mixed Vuse
36m

B4
mixed use

Q
20m

RL132

S2
24.5m

B3
Commercial core

u1
2.5:1

u1
2.5:1

u1
2.5:1

0
15m
u1
2.5:1

0
15m

Z2
5.5:1

I
0.75:1

Floor Space Ratio
North Sydney Council does not formally utilise
FSR controls. Neighbouring LGA’s have FSR
controls which range between 2.6:1 and 17:1.

v1
3:1

I
0.75:1

T
2:1

AE2
10.1:1

AI2
17.1:1
AE2
10.1:1

AI1
14.1:1

z
5.1:1

Heritage

AE1
10:1
v
3:1
t1
2:1

There is only one heritage item within the St
Leonards, being 1-9 Chandos Street, adjacent to
the master plan site.
Non-residential Floor Space Ratio
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Q
20m

RL90
RL 166.5

B3
Commercial core

Q
20m

Q
20m

t2
26m

P
1.2:1

U1
2.5:1

D
0.5:1

Floor Space Ratio

AG
12:1
y
4.5:1

AA
6:1
y
4.5:1

t1
2:1

2.0 site
2.8 Precincts 2&3 Study
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The Planning Study identifies two larger sites
which have the potential to significantly change
the character of St Leonards / Crows Nest.
These sites may be suitable for a master planning
process, prepared in consultation with Council
and neighbouring landowners.
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Placemaking
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The master plan provides some degree of
design flexibility to identify a broader range of
opportunities for the precinct. The Christie Street
Master Plan Guidelines should include design
proposals that:
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(see page 104)
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The St Leonards / Crows Nest Precincts 2 and 3
Planning Study seeks to manage the high levels
of development interest in St Leonards / Crows
Nest. It also aims to sustainably accommodate
population growth, protect jobs and deliver
much needed public domain and services. The
Study identifies four major themes which would
significantly improve the amenity of St Leonards /
Crows Nest:

•
•
•

increase the size and amenity of Christie
Street Reserve;
improve pedestrian access to and from St
Leonards railway station;
consolidate loading bay access along
Sergeants Lane;
locate any residential tower towards the
Pacific Highway to improve separation to
The Forum;
result in no net loss in non-residential
floor space capacity over current controls;
deliver much needed community facilities
and activity for the centre.

Figure 7. Extract from St Leonards Precincts 2 and 3 Planning Study: Height in storeys
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2.9 Constraints
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Overall, the sites of 100 Christie and 655-657
Pacific Highway are constrained in the following
ways:
Limited above podium setback of the
Eastern Tower of The Forum reduces the
development potential of 100 Christie St;

Limited width and depth of developable

Significant noise from the Pacific Highway;

•

Signifcant traffic congestion along Christie
Street during peak hours; and

•

No public bicycle parking provisions.
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Figure 8. Constraints surrounding the Christie Street Master Plan site
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2.10 Opportunities
Redevelopment of the master plan area raises a
number of opportunities:
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An integrated and high quality
development of the site that improves the
image and amenity of St Leonards and
offers a much needed community focus
for the centre;

•

Potential to increase the size and
useability of Christie Street Reserve, which
has an excellent northerly aspect;

•

The safety, amenity and visibility of
the entrances to the station may be
significantly improved;

50m
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atchison lane

Redesign of Christie Street to make
the street safer and more pleasant for
pedestrians to cross into Chandos and
Atchison Street;

ibility of entr
vis
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•

Public bicycle parking located along the
cycle paths, near the station;

•

Dedicated taxi rank;

•

Increased active and engaging frontages
to Sergeants Lane, Christie St and the
Pacific Highway;
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Consolidation of vehicular entrances to
basement parking; and

•

Greater pedestrian focus to Sergeants
Lane to achieve a fine grain, laneway
atmosphere.
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ghway

Figure 9. Opportunities for the Christie Street Master Plan site
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3
OBJECTIVES & design
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3.0 OBJECTIVES and design requirements
3.1 Placemaking

Precedents

OBJECTIVE 1: Greater activity, better
open space and fine-grained street
and laneway frontages
St Leonards will be transformed into a high amenity, mixed
use precinct. To achieve this, an increased range of activities,
services and experiences must be on offer, including free things
to do and an 18-hour program. The master plan site is a high
profile step towards achieving this.
High quality public space is critical. Christie Street Reserve
will become a well designed space for lunchtime workers and
the community. The streets and laneway will be transformed
into an active, safe and engaging thoroughfare that prioritise
pedestrians over vehicles.
Design Requirements:

PUBLIC
BENEFITS:

1.

The development will contribute to the centre’s identity as a
creative business hub and provide much needed services
for the growing business and residential community.

2.

New venues and fine-grained ground level retail will
be encouraged along the Pacific Highway, Christie St and
Sergeants Lane.

3.

The east/west portion of Sergeants Lane will be
pedestrianised and support fine grained retail that services
the high proportion of pedestrians using the southern
station entry (see Section 3.3 for details). The activation
and artistic design of this laneway is considered a critical
component of any development proposal for this site.

Active laneway: Shin-Nihombashi - Tokyo

The site is a major opportunity to provide a much needed space
for local business and a social meeting point for the community.
Accordingly, an above ground Co-working Space that meets
Council’s design requirements will be considered a public
benefit.
Christie Street Reserve is to be upgraded and enlarged to
enhance the attractiveness and useability of this valued green
space, with improved sight lines to the northern station entry.
The reserve will not support underground retail or basement
parking. The upgraded reserve, placed in permanent public
ownership, will be considered a public benefit.
Co-working: York Butter Factory, Melbourne
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Public space: Darling Quarter, Sydney

3.0 OBJECTIVES and design requirements
3.2 Employment

Precedents
OBJECTIVE 2: Development that
capitalises on the community’s
knowledge, skills and creativity, with
jobs closer to home
Council is committed to supporting St Leonard’s role as
a strategic centre within the Sydney’s Global Economic
Corridor. To this end, the Study protects the majority of the
B3 Commercial Core land and makes the B4 Mixed Use land
‘work harder’ to support jobs closer to home.
The existing commercial buildings have significant value.
However, the major public domain and community service
gains proposed for this master plan site will require the
conversion of some employment floor space capacity to
residential to make the scheme economically viable.
The solution is to make the new employment space in the
master plan redevelopment as equally valuable through a built
form design that enables a higher job density.
Design Requirements:
1.

The master plan site will support a 5:1 non-residential
floor space ratio (averaged over the site, excluding
Christie Street Reserve).

2.

Alternatively, a tall building on 100 Christie St will support
a 4:1 non-residential floor space ratio (averaged over
the site, excluding Christie Street Reserve).

3.

To mitigate the reduction in non-residential floor space,
the commercial levels will be designed to support
land uses with a high job density. Those landuses
will be secured through amendments to the Local
Environmental Plan, the Development Control Plan and/
or any Voluntary Planning Agreement. Council will seek
State Government’s support for such a departure from
State planning policy at the planning proposal stage.

4.

Non-residential floor space levels will be encouraged

Commercial tower at PNC Plaza, Pittsburgh

Co-working: Fishburners, Sydney

Commercial: 1999 K Street, Washington DC

Co-working: Hub Sydney, Sydney

to support small to medium sized enterprises, startups,
coworking spaces, entertainment and specialty retail.
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3.0 OBJECTIVES and design requirements
3.3 Access

Precedents
OBJECTIVE 3: A place that prioritises
walking, cycling and public
transport with safer streets and no
net increase in traffic generation
St Leonards is a dense urban centre and a busy transport
interchange. The centre is to be developed in accordance
with best practice transit oriented development principles
that prioritises walking, cycling and public transport.
Design Requirements:

PUBLIC
BENEFIT:
26

1.

A concept plan or master plan must be supported
by a detailed design proposal for Christie Street,
informed by a transport and access study that aims to:
•
improve pedestrian and cyclist safety & amenity;
•
propose an appropriate location for a taxi rank;
•
enables safer east/west pedestrian movements
between the station, the site & adjoining streets.

2.

Vehicle movements will be significantly reduced on
Sergeants Lane by ensuring any redevelopment within
the master plan site has only one vehicle entry and
shared basement access under the laneway.

3.

It is preferable that vehicle access to the site is
through shared basement access via The Forum
(Option A on opposite page). Alternatively, vehicle
access should be via Sergeants Lane (Option B).

4.

Alternatively, if a tall building on 100 Christie St is
pursued, the building must provide shared based
access to 655 & 657 Pacific Hwy under Sergeants Ln.

5.

Key pedestrian desire lines need to be further
investigated and inform the design of the public
domain within the master plan area.

6.

There will be no net increase in traffic generation
across the precinct as a result of this redevelopment,
through reduced basement car parking and innovative
parking schemes that meet the mobility need of
building users, in line with the Study.

A 200 space public cycle parking hub to Council
specifications under Christie Street Reserve will be
considered a public benefit.

High pedestrian priority at Horton Street, Port Macquarie

High Street Street, Preston - Melbourne

Hargreaves Mall, Bendigo

3.0 OBJECTIVIES and design requirements
Access Option A - preferred

A

Option B would retain vehicular access via
Sergeants Lane but allow for pedestrianisation of the
east-west section of Sergeants
Lane.
chandos street

Strengths

•
•

•
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Requires agreement of The Forum.

•
•
•

•

lane

lane

Retail
below

On-site resolution of vehicle access.
Maintains a certain level of activity along
Sergeants Lane (north-south).
Allows for turning head for delivery vehicles on
Sergeants Lane (north-south).
Allows for the pedestrianisation of Sergeants
Lane (east-west).
atchison Street.
lane
Active frontage to Christie

Weaknesses

B

sergeants

herbert st

•
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eet

eet

Weaknesses
sergeants

Retail
below

Potential to convert Sergeants Lane into a fully
pedestrianised area, enhacing the value and
amenity of The Forum.
Maximises active frontages to Sergeants Lane
and Christie Street.
lane
Significantly reducesatchison
vehicle
movements
outside the station.

Strengths
christie str

christie str

Option A is located off Nicholson Place and utilises
the existing vehicular entry to The Forum. This
option requires negotiations
with
The Forum and
chandos
street
underground basement access under Sergeants
Lane to the site.

royal
north shore •
hospital •
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Access Option B - preferred

Requires back of house activities to be
accomodated on Sergeants Lane, reducing the
amount of active/engaging frontages from the
southern entry to the station.

atchison street

Access Option C - not supported

Access Option D - not supported

pacific hi
ghcreates
way
Option C
a new ramped entry to
underground parking at the northern end of
Sergeants Ln. This option
would
require the closure
chandos
street
of the northern portion of Sergeants Lane and an
elevated foot ramp with associated retaining wall,
stairs and ramp to be built linking Christie Street
Reserve with the northern entrance of The Forum.

C
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Option D
off Christie Street. This option

require vehicles to enter and exit “left-in-left-out” and
allows for the full pedestrianisation
of Sergeants Lane.
chandos street

Strengths

christie str

christie str

Strengths

eet
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Retail
below

D
Retail
below

sergeants

•
•

On site resolution of vehicle access.
Potential to convert the entirity of Sergeants
Lane into pedestrian area.

Weaknesses
•
•

Requires back of house activities to be
atchisonStreet,
lane
accomodated on Christie
reducing the
amount of active/engaging frontages.
Requires Roads and Maritime Services
approval due to the impact of vehicle entry on
Christie Street traffic.
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Requires agreement of The Forum
Likely engineering difficulties linking footbridge
to The Forum
Retail Nicholson Place (to
Barrier to movement across
below
law school and car parks)
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3.0 OBJECTIVES and design requirements
3.4 Built Form

Precedents
OBJECTIVE 4: St Leonards transforms
into a high amenity, mixed use centre
A consistent podium and tower typology creates a legible and
human scale streetscape with high amenity residential towers.
Towers that are appropriately set back from the street allow
better solar access to the public domain and a greater sense
of space and privacy.
The master plan also provides a unique opportunity to deliver
an iconic, low scale building fronting Christie Street Reserve
that contributes to the character and culture of St Leonards.
What follows are the design requirements that apply to a ‘tall
building’ redevelopment of 100 Christie Street and a whole
of site redevelopment under the master plan, in line with the
Study.
Design Requirements
1.

The built form will result in a slender, residential tower
above a well proportioned, articulated podium.

2.

The tower height must be in proportion to its floorplate
and be serviced by an adequate number of lifts (refer
to the Apartment Design Guide). The design principles
for a ‘tall building’ under the Study apply and need to
be adequately addressed in the master plan or concept
proposal.

3.

The residential tower must achieve a minimum
separation distance of:
•
24m from the residential levels of The Forum; and
•
9m from the eastern lot boundary of 201 Pacific Hwy.

4.

Notwithstanding the above, a minor proportion of the
building, supporting only non-habitable rooms may have
a separation distance of:
•
21m from the residential levels of The Forum; and
•
6m from the eastern lot boundary of 201 Pacific Hwy.

Podium & tower: Marunouchi - Tokyo

Pearl District - Portland, Oregon

This is to protect the amenity of The Forum and future
development capacity of adjacent sites.
‘Statement buildings’: Sendai Mediatheque
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Bishan Public Library, Singapore

3.0 OBJECTIVES and design requirements
3.4 Built Form (continued)
RL 196

A 1.5m whole of building setback under the DCP
applies to Sergeants Lane. The 1.5m setback to
the east/west portion of Sergeants Lane may be
reviewed under the master plan option, provided
a well-proportioned east/west laneway supporting
a high level of pedestrian activity to and from the
station with outdoor cafe seating on both sides is
achieved.

8.

Effort should be made to shape the built form on
100 Christie St to increase natural light into the
laneway.

9.

Podiums should step down from 9 storeys at the
Pacific Highway to 6 storeys fronting Christie Street
Reserve (see images).

10. A lower scale, non-residential ‘statement building’
fronting Christie Street Reserve that contributes to
the image, character and culture of St Leonards will
be encouraged. The height, shape and scale of the
building may be subject to further negotiation with
Council to increase the size of the reserve.

Transition podium height at Christie Street
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PUBLIC PUBLIC BENEFIT: a Design Competion
BENEFITS: to inform a development application will
be considered a public benefit.
*A greater setback is required for a ‘tall building’
redevelopment at 100 Christie Street to achieve the
minimum separation distances under the Apartment
Design Guide.
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7.

Reinforce existing 9 storey podium
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A 3m ground level setback for 2 storeys applies to
Christie Street to allow for footpath widening and a
taxi rank.
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6.

RL 166
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Provided environmental impacts are shown to
be appropriately mitigated and the intent of the
Apartment Design Guide is achieved, the following
minimum above podium setbacks apply:
•
6m Pacific Highway;
•
6m Christie Street Reserve;
•
3m Christie Street;
•
3m Sergeants Lane*.
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5.

Pacific Highway section
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Design Requirements continued...
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4.0 concept options
Option 1: Tall building on 100 Christie Street
Option 1 shows the building envelope that
incorporates the recommendations of the St
Leonards / Crows Nest Precincts 2 &3 Planning
Study for a ‘tall building’ on 100 Christie Street.
This option envisages a scenario where the three
site owners do not collaborate on a single master
plan.

chandos street

Under the Study, 655-657 Pacific Highway are not
expected to redevelop as the existing commercial
buildings are close to the current LEP controls.

Location of towers

Retail
below

tower

This option is to be supported by the following
public benefits:
• upgraded Christie Street Reserve;
• co-working space to Council specifications;
• 200 space public bike hub; and
• public domain works to Christie Street and
Sergeants Lane.

T

lane

Endorsed PP or
Gateway issued

reet

DA under review

PP gazetted
The majority

of the tower achieves the minimum
24m tower separation. A minor proportion of the
Endorsed study/PP or
Gateway
issuedsupporting non-habitable rooms may be
building
thefrom
6-9m above podium setback.
24mwithin
separation

sergeants

Legend

maximum
Location
of towers30 storey residential tower over a 6
storey commercial podium may be able to be
DA under
review on 100 Christie Street.
supported

christie st

Pending the necessary studies, approvals outlined

end in the Study and public benefit outcomes, a

atchison lane

‘Tall Building’ - Endorsed
Precincts 2 and 3 Study*

Option 1 - northern perspective

24m separation from
tower
Site

*The Study identifies
two options for
achieving a ‘tall
building’ on the
master plan site

Retail
below

3m (2
1.5m

3m (2

Retail

storey)

storey)

1.5m

If the above public benefits cannot be provided the
below
total GFA uplift on the site will be reviewed.
Other key outcomes that would be required to
make the scheme work:
• vehicle entry and basement design that
enables sharedRetail
basement access to 655 &
657 Pacific Highway;
below
• 3m ground level setback for 2 storeys to the
east/west portion of Sergeants Ln to allow for
Legend
active uses such as coffee shops and other
Vehicular
entrance
retail
that are
adequately separated from the
vehicle entries to 655 & 657 Pacific Highway.
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Active / engaging
frontages

Legend

atchison street
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Outdoors dining

Pedestrian oriented
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Main pedestrian
circulation routes

Bollards

Dedicated taxi rank

pacific hi
ghway

Option 1 - southern perspective

4.0 concept options
Option 1 details
Overview
Compliant GFA under existing controls

3m - non habitable rooms in hatched area

12,000m2

FSR

9:1

Proposed GFA under Option 1

17,000m2

FSR

13 : 1

Site area: 1,342m2 (excludes reserve)

Estimated jobs and dwellings
Non-residential floorspace

36 storeys

24m min

Non-residential FSR

Jobs protected

4.

5m

Residential floorspace
6m

12

m

70

10

Residential FSR

m
sq

6m
3m

Dwellings

5,000m2
4:1
400 jobs

12,000m2
9:1

130 dwellings
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4.0 concept options
Option 2: Preferred scheme for the Christie Street Master Plan
Option 2 is the preferred scheme for the master
plan site. It redistributes the bulk of the building
mass from 100 Christie Street to 655-657 Pacific
Highway to achieve better separation from The
Forum.

chandos street

It supports 14,000m2 of employment space
distributed between the mixed use building
fronting the highway and a stand alone
commercial building fronting the reserve.
Assuming a job density of 12m2/employee, this is
estimated to support 1,200 local jobs.

This option is to be supported by the following
public benefits:
• upgraded
Christie Street Reserve;
Retail
• co-working
below space to Council specifications;
• 200 space public bike hub; and
• public domain works to Christie Street,
Sergeants Lane and the Pacific Highway.
Other key outcomes that would be required to
Retail
make the scheme work:
• vehicle entry and
basement design that
below
allows shared basement access to a
consolidated 655 & 657 Pacific Highway;
• a fully pedestrian east/west portion of
Sergeants Lane to allow for active uses
such as coffee shops and other retail.
34

Location of towers

Retail
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Gateway issued
T
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over 36m separation to
The Forum and 9m separation to the eastern
lot boundary of 201 Pacific Highway. A minor
proportion of the tower supporting non-habitable
rooms may be within 6m of the lot boundary.

christie st

24m separation from
tower
The tower achieves

Legend

lane

and public benefit outcomes outlined in the
Location of towers
Study, a 41 storey residential tower over a 9
commercial podium may be able to be
DA storey
under review
supported on the master plan site. There is also a
PP gazetted
potential for an architecturally interesting, smaller
‘statement’ building fronting Christie Street
Endorsed study/PP or
Reserve,
Gateway
issued possibly 6 storeys in height.
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end Pending the necessary studies, approvals
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Precincts 2 and 3 Study*

Option 2 - northern perspective
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Site
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achieving a ‘tall
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master plan site
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Option 2 - southern perspective

4.0 concept options
Option 2 details
3m - non habitable rooms in hatched area

Overview
Compliant GFA under existing controls

25,000m2

FSR

9:1

Proposed GFA under Option 2

36,000m2

FSR

13 : 1

Site area: 2,727m2 (excludes reserve)

50 storeys

Jobs and dwellings
Non-res floorspace

Non-residential FSR

6m
3m

6m

Residential floorspace

3m

10

.5m

Jobs protected

+

70

10

m
sq

Residential FSR

Dwellings

14,000m2
5:1
1,200 jobs
22,000m2
8:1

240 dwellings
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Legend

5.0 impact analysis
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PP gazetted

‘Tall Building’ - Endorsed
Precincts 2 and 3 Study*

Endorsed study/PP or
Gateway issued

24m separation from
tower

24m separation from
tower

Endorsed study/PP or
Gateway issued

T

5.1 Public Amenity and Services
24m separation from
tower

Site

*The Study identifies
two options for
achieving a ‘tall
building’ on the
master plan site

Endorsed PP or
Gateway issued
T

‘Tall Building’ - Endorsed
Precincts 2 and 3 Study*
24m separation from
tower
Site

*The Study identifies
two options for
achieving a ‘tall
building’ on the
master plan site
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christie st

Legend
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lane

eet

will improve pedestrian connections across the
site through upgrades to the reserve, Christie
Street and Sergeants Lane. A dedicated taxi rank
on Christie Street will better meet the mobility
Retail
needs of the community and help support less
below
car dependent lifestyles.

lane

Retail
below

sergeants

royal
north shore
Nothwithstanding, it is expected that both options
hospital

christie str

Legend

chandos street

sergeants

Detailed design proposals for Christie Street
and Sergeants Lane, further investigation of
pedestrian desire lines and a Transport and
Access Study need to be undertaken.
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Option 2 however achieves better pedestrian Retail
below
connectivity by taking vehicles off the east/west
portion of Sergeants Lane - the major entry point
pacific hi
ghway
to the station - and providing new active retail
Connection with Atchison Street - Option 1
opportunities on both sides of the laneway.

atchison street

Retail
below

pacific hi
ghway

Connection with Atchison Street - Option 2

Public domain and social infrastructure
Both options upgrade Christie Street Reserve, and
would deliver a 200 space public bike hub and
major public domain works.
Option 2 could increase the size of the reserve,
depending on an agreed shape and height of the
‘statement building’ fronting the reserve. An iconic,
low scale building fronting the reserve would also
add to the culture and identity of the centre.
Both options would need to be supported by
essential social infrastructure. For St Leonards
Strategic Centre a co-working space to Council’s
design specifications would be an appropriate use.

70

10

Potential public benefits - Option 1
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5.0 impact analysis

chandos street

Retail
below

5,000m2
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5,000m2

Retail
below

eet

atchison lane

lane

lane

herbert st

to increase the quality and amount of active
ground level frontages, and the quality of
employment floorspace on offer within the centre.

Retail
below
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north shore
hospital
Retail
below

sergeants

christie str

sergeants

royal Activity
th shore
spitalRedevelopment of the site is a major opportunity

christie str

5.2 Built Form

Option 1 significantly improves ground level
activity fronting Christie St and Sergeants Ln on
100 Christie St, and delivers 5,000m
Retail 2 of new
below
employment floorspace in the podium.

Retail
below

atchison street

However Option 2 is a far superior outcome
in terms of activating the majority of street
Retail
and laneway frontages across the three
sites
below
and delivering some 14,000m2 of modern
employment floorspace.

8,000m2
existing

Active / engaging frontages - Option 1

9,000m2

Retail
below

pacific hi
ghway

Active / engaging frontages - Option 2

pacific hi
ghway

Shadow impact
A full solar impact study needs to be undertaken
to accurately assess the impact of a taller building
on this site.
Preliminary shadow analysis suggests the
proposed interchange in the Lane Cove local
government area would be affected. Option 1
would overshadow the space between 9:3011.30am, Option 2 between 9:00-11.15am in
mid-winter.
Option 1 would overshadow the lower levels of
the proposed building at 84-90 Christie Street.
Option 2 casts a long shadow that sweeps
across the proposed built form at 84-90 Christie
Street, the St Leonards south business district
and residential area.

Extra overshadowing at winter Solstice - 3:00PM
Option 1

Extra overshadowing at winter Solstice - 3:00PM
Option 2

Proposed
interchange

Proposed
interchange
84-90
Christie Street

Lane Cove
Business District

84-90
Christie Street

Lane Cove
Business District
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5.0 impact analysis
5.2 Built Form
Skyline integration - future context
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Notwithstanding the above, the final gazetted
height of the tower under the North Sydney
LEP 2013 is subject to achieving the necessary
approvals from aviation authorities, meeting the
design principles for ‘tall buildings’ under the
Study, achieving support through a Gateway
Determination and public exhibition.

115m
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Option 2, at 50 storeys (estimated 160m plus
plant), would result in the tallest building in St
Leonards at around RL 240m. Being immediately
adjacent to the station, the master plan site is
well placed to support a tower of this scale.
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91m
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Option 1, at a maximum height of 36 storeys
(estimated 115m plus plant), would comfortably
fit in the the existing and future scale of St
Leonards at around RL 195m.
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A skyline describes the intensity of activity in an
area. Best practice transport oriented design
places the most height closest to areas of most
activity and transport accessibility.
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5.0 impact analysis
5.2 Built Form
Skyline integration - future context

Tall Building
Precincts 2&3

36 storeys
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Masterplan Site

Christie Street
Masterplan Site

Skyline from north east - Option 1

Skyline from south west - Option 1

Christie Street
Masterplan Site

50 storeys
Tall Building
Precincts 2&3

Christie Street
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Tall Building
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The Forum

Tall Building
Precincts 2&3

Skyline from north east- Option 2

Tall Building
Precincts 2&3
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The Forum

Tall Building
Precincts 2&3

Skyline from south west - Option 2
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5.0 impact analysis
5.2 Built Form
Privacy and visual impact
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A full view impact study needs to be undertaken
to accurately assess the impact of a tall building
on this site.
A preliminary analysis suggests Option 1 will
largely affect regional views from The Forum. At
a maximum tower separation of 21-24m, care
must be taken to protect privacy and light spill.
This should be dealt with at the development
application stage.
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View analysis submitted as part of a master plan
must include an understanding of how views
have been impacted for each apartment on an
agreed level of The Forum.

in

rv

Whilst Option 2 achieves a greater separation
distance from The Forum, it may have greater
impact city views from south-east facing
apartments. The view loss may, however, have
already occurred if the planned towers south of
the Pacific Highway proceed.
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The tower of Option 2 has a larger footprint and
highway location which means it will generally
appear more prominently from the street.

in

Option 2
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5.0 impact analysis
5.2 Built Form
A

View from Pacific Highway
Option 1

B

5.3 Conclusion
A

View from Pacific Highway

The requirements under the St Leonards / Crows
Nest Planning Study (2015) and these guidelines
have been tested through the development
of Options 1 and 2, and this high level impact
assessment.

•

•

•

Option 2

B

•

•

Option 1

C

View west along Atchison Street
Option 1

•

Option 1considers the redevelopment of 100
Christie Street only. It will achieve a number of
stated objectives for St Leonards, principally:

•

View west along Christie Street

Option 2, requiring the three landowners to work
together on a combined scheme is the preferred
outcome for the centre. It will achieve:

View west along Christie Street
Option 2

C

View west along Atchison Street
Option 2

•
•

more activity and services than would be
delivered under the existing development
approval;
dedicated coworking space to support local
businesses and provide a community focus;
upgraded Christie Street Reserve in
permanent public ownership, supporting an
underground public bike hub;
fine grain retail activity along one side of
Sergeants Lane;
some increase in active frontage to Christie
Street;
much needed improvements to pedestrian
and cyclist safety and amenity within the
surrounding public domain.

Whilst more slender and lower in height than
Option 2, care needs to be taken to orientate and
shape the residential tower to reduce visual, light
spillage and privacy impacts on The Forum.
Further work is needed to demonstrate that a
36 storey building can be supported with such a
small floorplate.

•
•
•
•

an even greater level of activity and services
for the community and more modern
employment space for the centre;
dedicated coworking space to support local
businesses and provide a community focus,
as per Option 1;
upgraded Christie Street Reserve in
permanent public ownership, supporting an
underground public bike hub as per Option
1;
greater built form design with a wide range
of opportunities for a ‘statement building’
fronting the reserve;
fine grain retail opportunities along both sides
of a fully pedestrianised Sergeants Lane;
significant increase in active frontages to
Christie Street and the Pacific Highway;
much needed improvements to pedestrian
and cyclist safety and amenity within the
surrounding public domain.

The preferred built form under Option 2 results in
a 50 storey slender tower with some 20m greater
separation than Option 1, but does have greater
impact on city views.
Again, further work is needed to demonstrate that
tower of this scale can be supported. Any master
plan submitted in response to these guidelines
must still have clear regard to the design
principles for ‘tall buildings’ under the Study.
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6.0 implementING THE SCHEME
Implementing the scheme
Master Plan
A master plan in line with Council’s strategic
objectives for St Leonards and consistent
with these guidelines may be developed and
submitted to Council.
To inform the master plan, the proponents are to
consult the Precinct Committee, local landowners
and the Design Excellence Panel.
Planning Proposal
For development to achieve the proposed height,
zone and non residential floor space ratios
envisaged under the master plan, a landowner
initiated planning proposal is required to amend
the North Sydney LEP 2013.
The table to the right provides an indicative list
of the studies that will be required to support the
planning proposal.
A driving principle of the St Leonards Precincts
2 & 3 Planning Study and the Christie Street
Masterplan Guidelines is that development
opportunities beyond those available under
existing controls should only be pursued if much
needed public benefits are provided to meet the
community’s needs. A planning proposal seeking
to amend the North Sydney LEP 2013 may
be accompanied by a draft voluntary planning
agreement (VPA), which sets out any public
benefits proposed to be delivered in accordance
with Council’s “Voluntary Planning Agreements
Policy”.
Should a satisfactory outcome be negotiated
through a Planning Proposal and draft VPA, a
report to Council will recommend support for
the Planning Proposal. If endorsed, the Planning
Proposal and draft VPA will be publicly exhibited.
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Consultation to inform the master plan

Comment

Precinct Committee and local landowners

To ensure the master plan has regard to the needs and aspirations of the local community, the
proponent is to present the scheme and seek feedback from the Precinct Committee and local
landowners.

Design Excellence Panel

The master plan will be put to the Design Excellence Panel for comment. A meeting with Council
staff will then be held to discuss any amendments that should be made to the master plan before
proceeding with a planning proposal

Studies to inform the planning proposal

Elements to be included within Study

Urban Design Report

Having regard to the design principles for ‘tall buildings’ under the St Leonards / Crows Nest
Planning Study and these guidelines, the Urban Design report should provide:
•
a justification of the master plans’ built form massing and public domain design;
•
detailed view and shadow analysis;
•
an assessment of the wind impacts; and
•
an assessment against the Apartment Design Guide (DPE 2015).

Employment Study

The Employment Study should analyse and project potential employment impacts on the St
Leonards Strategic Centre. It must include a proposal for a job density target for the nonresidential floor space. A meeting with relevant Council staff should be arranged to discuss the
scope of the study.

Aviation advice

Development proposing to exceed the ‘obstacle limitation surface’ at RL 156 requires approval
from the aviation division of the Commonwealth Department of Infrastructure and Regional
Development, having regard to the advice of the relevant airport, Air Services Australia and Civil
Aviation Safety Authority. The proponent is to seek expert advice.

Transport and Access Study

The Transport and Access Study should inform the public domain design extending across the full
master plan site, including Christie Street. It should include an empirical assessment of walking,
cycling, public transport and parking demand with pedestrian and traffic counts. A meeting with
relevant Council staff should be arranged to discuss the scope of the study.
(Note the partial closure of Sergeants Lane will require a Traffic Management Plan, prepared in
accordance with the requirements of the Roads and Maritime Services, for approval).

Draft Travel Plan

The draft Travel Plan is to be informed by the Transport and Access Study. It is to demonstrate
how the development can minimise car parking requirements and traffic generation and promote
sustainable travel behaviour by residents, staff and guests travelling to and from the site.

Draft Voluntary Planning Agreement

Draft Voluntary Planning Agreement or letter of offer that proposes public benefits as a part of the
proposal to amend the North Sydney LEP 2013.
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DESIGN EXCELLENCE PANEL MEETING

___________________________________________________________________________
PROPERTY

100 Christie Street and 655-657 Pacific Highway St Leonards

PROPOSAL

Master Plan Proposals

DATE

8 December 2015

TIME

Commenced: 3.10pm

HELD

Supper Room, North Sydney Council Chambers

Concluded: 5.30pm

ATTENDANCE

Chair

Russell Olsson

Panel Members

Jon Johannsen; Tony Caro;
* Peter Webber declared an interest, and as one of the architects
presenting the scheme did not take part in subsequent discussions of
the Panel.

Council staff

Geoff Mossemenear; Emma Booth; Marcelo Occhiuzzi

Proponents

Mark Crudden (Altis); Shaun Hannah (Altis); Trent James (Charter
Hall); Stephen White (Urbis); Michael Rowe (JBA).
Proposal 1 - Rido Pin (architect for Altis Property Partners)
Proposal 2 - Peter Webber; Tony Leung; Mike Watson (architects
Aplus Design)

Background

The St Leonards/Crows Nest Planning Study – Precincts 2 & 3 was endorsed by Council on

11 May 2015. Under the Study, 100 Christie Street, 655 & 657 Pacific Highway may be the
subject of a master plan that would inform a planning proposal. A master plan may include
design proposals for a mixed use development with a tower located towards the Pacific Hwy,
upgrades to Christie St Reserve, Sergeants Lane, station access and community facilities.
The Study identifies a suite of design principles for ‘tall buildings’, being over 18 storeys in
height. In particular, the Study requires a slender residential tower with a maximum GBA of
750m2 and maximum width of 40m. It also sets a minimum tower separation of 24m. Some
variation to these standards is available for a masterplan site, provided the resultant built
form is shown to have a superior architectural outcome that minimises the impact on
neighbouring development, provides new open space and better pedestrian connections.
Any proposed increase in development capacity under a planning proposal must result in no
net increase in traffic generation over existing controls.
The Panel and Council Officers inspected the site prior to the meeting. The proponents
provided separate presentations to the Panel and were available for questions.
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Details of Proposals
Proposal by PTW
Examines 6 options, recommending Option B:
 9 storey commercial podium plus 66 storey residential tower. Basement parking.
 75 storeys (236m NSC estimate) to RL319 (NSC estimate).
 Commercial floorplate 1,800m2; Tower footprint 1,258m2.
 GFA: Non-residential 16,048m2; residential 70,574m2 (700 apartments)
 Vehicle access from Christie Street.
 Public benefits include 1,865-2,100m2 open space.
Proposal by Aplus Design
1 proposal:
 7 storey commercial, plus 58 storey residential tower and observation deck. Below
ground retail, food & beverage and community building, extending into Christie
Street Reserve. Basement parking.
 65 storeys (215m) to RL298.03.
 Commercial floorplate 1,300m2; Tower footprint from 1,300 m2, 1,000m2, to 700m2
 GFA: Non-residential 19,200m2; residential 70,000m2 (622 apartments)
 Vehicle access from Christie Street and under Christie Street Reserve.
 Public benefits include 2,040m2 open space, 6,500 m2 community building.
Panel Comments
The Panel considers both schemes constitute a significant overdevelopment of the site, with
limited regard to the requirements of Council’s strategic plan for the area. Whilst there is no
preferred proposal, elements of each scheme may be worth further investigation.
The Panel emphasised their advice concerns the overall built form outcome for St Leonards,
having regard to private amenity and public domain aspects of each design. Issues
regarding economic feasibility of the proposal are outside the Panel’s remit.
Tower height and mass
It is clear from both presentations that the height and massing of the building/s are a
consequence of a desired development yield that includes 70,000m2 of residential GFA. Any
proposal that argues that this quantum of residential floor space is necessary for commercial
viability must be strongly challenged. In no case should it form the grounds for determining
an appropriate height limit for the site. It should also be noted that if the three sites were to
be developed individually as mixed use schemes, the Apartment Design Guide building
separation requirements would result in a major reduction of respective yields.
An appropriate height for the residential tower should be determined having careful regard
to the local context and desired future character of St Leonards, as outlined in Council’s
Study, and close examination of the environmental impacts of the built form. This must
include an assessment of overshadowing of both existing and proposed residential towers
and the proposed plaza on the southern side of the Pacific Highway in the Lane Cove local
government area.
A 1,300m2 tower footprint, supporting as many as 13 apartments per floor is considered by
the Panel to be excessive. Apartments may have difficulty in complying with the Apartment
Design Guide. The submitted concept schemes demonstrated that they would unduly
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dominate the anticipated built form and skyline of the developing St Leonards urban area. A
smaller floorplate, of around 800-900m2 would offer a residential development of higher
amenity and design quality, and a more slender, refined architectural form.
The tower should provide an adequate number of lifts. The Panel notes the Apartment
Design Guide recommends for buildings of 10 storeys and over, the maximum number of
apartments sharing a single lift is 40. This will require further resolution once the key design
parameters have been established.
In terms of the non-residential yield, it will be necessary to create a critical mass of above
ground commercial floor space in a genuine mixed use development.
A 9-storey podium, as proposed by PTW, could be imposing on the crucial public domain
character of the Christie Street Reserve. Notwithstanding Council’s employment objectives, a
commercial podium of around 6 storeys fronting Christie Street Reserve may be more
appropriate.
Although the Aplus proposal appears to suggest a podium, in reality there is no substantive
setback to the tower. In addition to being visually dominating, there would be significant
environmental impacts. Wind downdraft could substantially impact on the Christie Street
Reserve public domain, requiring an extensive podium or large covered area to the public
space. The Aplus scheme would be far too dominant facing the Reserve. There is scope for
the podium levels to be extended in a way to help moderate the micro-climatic effects, and
with calculated sun angles provide a covered outdoor terrace of up to 2-3 levels high suited
to different seasons.
A higher podium continuing at the same height as The Forum along the Pacific Highway,
and lower fronting Christie Street and the reserve may be appropriate.
FSR should be calculated excluding the Christie Street Reserve and the Sergeants Lane area.
It was noted by the Panel that the Reserve is subject to a long term lease to Council.
Landscape & access
The Panel considers that further examination of the site’s relationship with the local
surrounds and connections to the station and other key destinations is essential, in order to
ensure the best outcomes for integration with surrounding areas.
Detailed sections are necessary to show the level changes across the site, and to reveal any
opportunities for linking to the station, across to the Royal North Shore Hospital and to the
future public plaza planned by Lane Cove Council over the railway line.
The connectivity of any proposed retail space is critical. Retail is most successful at ground
level. At the very least, any underground retail needs to be connected to existing retail
thoroughfares from The Forum to provide better access to the station.
Opportunities to connect the northern entry of The Forum at grade across an elevated park
or community centre within Christie Street Reserve should be further explored.
Vehicle access for the site needs to be informed by a thorough traffic needs study of the
whole precinct to ascertain the best outcome based on site and local public domain impacts.
Any entry or exit off Christie Street is going to affect, and be affected by, increased traffic as
the whole area grows. With consideration of grade separation, the Chandos Street frontage
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could be better if the reserve is raised at the northern end which might also provide
potential for an upper level link to St Leonards Station.
Process
A site of this complexity and importance should be the subject of a high profile design
competition once a planning proposal has established suitable height and FSR controls.
Conclusion
Substantial further work in consultation with Council will be needed to establish appropriate
built form controls for the site.
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