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-

Report of Emma Booth, Strategic Planning Team Leader - Design
The St Leonards/Crows Nest Planning Study - Precincts 2 and 3 (the ‘study’) provides
a strategic planning framework for St Leonards/Crows Nest that aims to:
•
Establish a liveable, high amenity mixed use centre;
•
Support creative/innovative industries to establish and grow;
•
Improve urban design and street level amenity;
•
Improve building design and residential amenity; and
•
Increase investment in St Leonards.
Recent development interest in St Leonards across the three local government areas,
and the current subregional planning process being undertaken by State and local
government, suggests a pressing need to re-evaluate the existing statutory planning
framework, particularly Council’s height and non-residential floor space ratio
controls.
The study is an opportunity to positively manage change in St Leonards and ensure
the agreed, exhibited public benefits for precincts 2 and 3 are delivered in a timely
fashion to transform the precinct into an exemplar of a modern, mixed use centre. The
study has received considerable support from the community, local businesses and
landowners, particularly for the proposed public domain upgrades and initiatives to
provide more activity, retail, entertainment and services in St Leonards.
Key issues raised during the exhibition period relate to landowners’ expectations for
height and density, the long term employment function of the centre and concerns
relating to traffic, overshadowing, privacy and view loss. This report makes a number
of recommendations to amend the exhibited study that address these and other
matters.
Formal adoption of the amended study (Attachment 1) will enable landowner-initiated
planning proposals to be received to implement the scheme.
The study identifies public domain and community projects that are to be delivered
through any voluntary planning agreements prepared in of support proposed
amendments to North Sydney Local Environmental Plan 2013. These projects will be
the subject of separate reports to Council as the details of the draft agreements
become available.
Recommending:
1. THAT the St Leonards/Crows Nest Planning Study - Precincts 2 and 3 be adopted.
Mr Perram, Ms Czyz and Mr White addressed the Meeting.
RESOLVED:
1. THAT the St Leonards/Crows Nest Planning Study - Precincts 2 and 3 be adopted.
2. THAT Council acknowledge the excellence of the work undertaken by Council’s
Strategic Planning staff and external consultants.
The Motion was moved by Councillor Gibson and seconded by Councillor Baker.
Voting was as follows:

For/Against 9/0

Councillor
Gibson
Reymond
Clare
Baker
Carr
Beregi

Yes
No
Y
Y
Y
Y
Absent
Y

Councillor
Barbour
Morris
Burke
Marchandeau
Bevan

Yes
No
Y
Y
Absent
Y
Y
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EXECUTIVE SUMMARY:
The St Leonards / Crows Nest Planning Study – Precincts 2and3 (the ‘study’) provides a
strategic planning framework for St Leonards / Crows Nest that aims to:
 Establish a liveable, high amenity mixed use centre;
 Support creative/innovative industries to establish and grow;
 Improve urban design and street level amenity;
 Improve building design and residential amenity; and
 Increase investment in St Leonards.
Recent development interest in St Leonards across the three local government areas, and the
current subregional planning process being undertaken by State and local government,
suggests a pressing need to re-evaluate the existing statutory planning framework, particularly
Council’s height and non-residential floor space ratio controls.
The study is an opportunity to positively manage change in St Leonards and ensure the
agreed, exhibited public benefits for precincts 2 and 3 are delivered in a timely fashion to
transform the precinct into an exemplar of a modern, mixed use centre. The study has
received considerable support from the community, local businesses and landowners,
particularly for the proposed public domain upgrades and initiatives to provide more activity,
retail, entertainment and services in St Leonards.
Key issues raised during the exhibition period relate to landowners’ expectations for height
and density, the long term employment function of the centre and concerns relating to traffic,
overshadowing, privacy and view loss. This report makes a number of recommendations to
amend the exhibited study that address these and other matters.
Formal adoption of the amended study (Attachment 1) will enable landowner-initiated
planning proposals to be received to implement the scheme.
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FINANCIAL IMPLICATIONS:
The study identifies public domain and community projects that are to be delivered through
any voluntary planning agreements prepared in of support proposed amendments to North
Sydney Local Environmental Plan 2013. These projects will be the subject of separate reports
to Council as the details of the draft agreements become available.

RECOMMENDATION:
1. THAT the St Leonards / Crows Nest Planning Study – Precincts 2 and 3 be adopted.
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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
In 2006, the St Leonards Strategy was prepared by Lane Cove Council, Willoughby Council,
North Sydney Council and the Department of Planning and Environment. The strategy
establishes a coordinated planning approach from the three councils, including how the
economic role of the centre can be strengthened, and how future residential development will
be managed and supported by much needed public domain improvements.
Since that time, North Sydney Council has implemented the recommendations of the strategy
through amendments to the North Sydney Local Environmental Plan 2013 (NSLEP 2013),
and ongoing strategic planning for the area.
On 29 November 2010, Council resolved to undertake a planning study of a portion of St
Leonards / Crows Nest with the following objectives:



New open space in St Leonards / Crows Nest;
Increased investment in St Leonards and decreased commercial vacancy rates, with
particular focus on the rejuvenation of the Pacific Highway between St Leonards train
station and the intersection of the Pacific Highway and Willoughby Road;
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Improved connectivity, particularly between St Leonards / Pacific Highway and
Willoughby Road;
Improved urban design and street level amenity particularly in St Leonards and along
the Pacific Highway; and
Improved building design and residential amenity in St Leonards.

The study area has been split into 4 precincts (Figure 1). The area is over 21 hectares in size
and stretches over 1 kilometre along the Pacific Highway. Undertaking the study at a precinct
level ensures the above objectives and public benefits can be tailored to each area.

Figure 1. St Leonards / Crows Nest Planning Study area

This study covers precincts 2 and 3. Precinct 2 is the high density commercial and mixed use
area immediately east of St Leonards Station. Precinct 3 is the medium density mixed use and
residential area that extends east to Hume Lane, Crows Nest.
The study was informed by three independent reports funded by the Department of Planning
and Environment’s Planning Reform Fund – Round 8:




St Leonards Placemaking and Design Study – SJB Architects, July 2014
St Leonards / Crows Nest Access Study – ARUP, June 2014
St Leonards / Crows Nest Market Feasibility Study – SGS Economics and
Planning, July 2014
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In preparing the independent reports, three workshops were held on 29 April, 28 May and 19
June 2014. Representatives from Willoughby Council, Lane Cove Council and the
consultancies attended one to all three workshops.
Within Council, representatives of City Strategy, Community and Library Services,
Engineering and Property Services and Open Space and Environmental Services attended the
workshops and comments sought on the independent reports and draft study.
Councillors were briefed on:





18 August 2014 – recommendations of the independent reports;
10 November 2014 – draft study and proposed changes to built form;
16 March 2015 – review of submissions; and
28 April 2015 – proposed changes to the study.

On 17 November 2014, North Sydney Council resolved to exhibit the draft St Leonards /
Crows Nest Planning Study – Precinct 2 and 3.
This report considers the main issues raised during the public exhibition process and details
the recommended changes to the draft study. An amended version of the St Leonards / Crows
Nest Planning Study – Precinct 2 and 3 is at Attachment 2.

CONSULTATION REQUIREMENTS
Community engagement was undertaken in accordance with Council’s Community
Engagement Protocol. Additional details are provided below.

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

DETAIL
1.

Public exhibition

The draft study and independent reports were publicly exhibited for ten weeks (Thursday 27
November 2014 to 6 February 2015) exceeding the requirements under the Community
Engagement Protocol. A two week extension to the exhibition period was made at the request
of some landowners and Transport for NSW (TfNSW), with the agreement of the Director
City Strategy.
On 15 January 2015, a discussion group was held at Council’s Supper Room. Residents, local
businesses and landowners with a development interest and/or their consultants attended.
Drop-in sessions were also held on 13 and 16 January 2015 at the Crows Nest Community
Centre. Informal meetings were held in the Customer Service lobby with local residents
throughout the exhibition period.
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Notification letters of the exhibition period were sent to all owners and occupiers within or
adjoining Precinct 2 and 3, as well as properties outside the local government area at the
advice of Lane Cove and Willoughby City Councils, totalling over 2000 letters.
Copies of the draft study were sent to the Precinct Committees for comment. Notification
letters were also sent to Lane Cove and Willoughby City Councils, 13 State Government
agencies and the (Federal) Department of Infrastructure and Regional Development (Aviation
and Airports Division).
2.

Design Excellence Panel

On 2 December 2014, the draft study was considered by the North Sydney Design Excellence
Panel (the DEP). On 14 April 2015, the DEP considered key elements of the built form
proposals from landowner submissions received during public exhibition of the draft study.
Overall, the DEP considers the study to be an important piece of work that will guide future
development in St Leonards, protect the employment function of the land and deliver much
needed public domain and services. The significant amount of strategic work to support the
recommendations is noted.
The DEP’s recommendations relating to revised built form controls for St Leonards and
specific comments on landowner proposals are provided under ‘Built Form’.
Minutes from the Panel’s meetings are provided at Attachment 2.
4.

Submissions received

Council received thirty five (35) submissions on the draft study (plus 2 duplicates). A
summary of the submissions is at Attachment 3.
Almost 30% of the submissions are from residents in the area, 50% relate to landowners with
a development interest and 14% are from local businesses and organisations. Submissions
were also received from Lane Cove and Willoughby City Council, TfNSW and Roads and
Maritime Services (RMS).
Overall, the draft study received considerable support for enabling additional density in the
centre provided commensurate public benefits are delivered to meet the needs of the
community and efforts are made to limit the impacts of new buildings. Council was
congratulated by both residents and landowners for taking a pro-active strategic planning
position on what is a complex area.
There is widespread support for the exhibited public domain upgrades for precincts 2 and 3
from residents and the development industry, particularly for the Mitchell Street linear park.
Similarly, there is considerable support for providing more activity, retail, entertainment and
services in the area. New community and co-working spaces offering more activity with free
WiFi have broad appeal.
Willoughby City and Lane Cove Councils, local businesses and residents support proposals to
maintain and enhance the employment function of the centre.
There is also a willingness of landowners of key redevelopment sites to deliver the public
benefits identified in the study.
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The main issues raised during the public exhibition of the draft study that warrant further
consideration are as follows:
4.1

Placemaking

4.1.1 Public domain
As discussed above, the exhibited public domain improvements for precincts 2 and 3 have
been well received. One resident submission suggests that the partial closure of Atchison St
west should also be considered.
Comment: Partially closing Atchison Street west was not considered in the Access
Study (Arup 2014) and therefore not included in the study. However, discussions with
landowners during the exhibition period suggest the project could be possible if shared
basement access arrangements are negotiated between the 619 and 621 and 601
Pacific Highway (identified for ‘tall buildings’ under the study). Pending further
investigation, the part closure of Atchison St could deliver new open space and
improve pedestrian connectivity between the railway station and Willoughby Road,
supporting key objectives of the study.
Recommendation:


That the study recommend shared basement access between 619 and 621 and 601
and partial closure of Atchison St be investigated.

1.1.2 Activity
In terms of activity and character, residents agree that St Leonards is lacking a community
focus. There were many suggestions for the area, including temporary food markets,
mandating community meeting spaces in apartment buildings, refurbishing the Crows Nest
Community Centre and organising Tai Chi at Christie St Reserve. Desired uses for the
community centre include space for functions, art displays and other exhibitions, and a library
offering free WiFi, newspapers and community notices.
Other desired activities include more night time activity, food options and aqua aerobics.
The Director Community and Library Services has advised that the proposed community
facility under the study be designed to support a community arts centre with spaces for music
and artist studios, theatre and dance rehearsals, workshops and exhibitions. The proposed
daycare facility should be increased from 40 to 60 places to cater to demand.
Comment: Many of the resident suggestions can be met by the proposed community
arts centre, public domain upgrades and increases to the non-residential floorspace
controls under study which will increase activity in the area. There is an opportunity
for Council’s new Events Team to consider additional activities in the area.
Recommendation:



That details of the community arts centre be included in the study; and
That the study be amended to require a 60-place daycare facility.

4.1.3 Laneways
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A number of residents query the likelihood of improving the safety and amenity of the
laneways. The addition of street lights and better maintenance is suggested.
Comment: The ‘St Leonards East’ streetscape upgrade plan being prepared under this
study will address laneway safety.
4.1.4 Public benefits
Landowner submissions also support the placemaking proposals and have indicated a
willingness to deliver the majority of the public benefits indentified in the study. The possible
exceptions are:



39 Chandos St who, although supporting the Mitchell St linear park, is seeking
additional height to partially offset the 3m setback to achieve it; and
Auswin TWT, that owns the majority of land fronting Oxley St in the study, is seeking
an unprecedented level of additional height in return for additional open space beyond
what is proposed in the study.
Comment: An appropriate balance between additional building height and public
domain improvements needs to be agreed. A planning proposal that exceeds what is
considered the appropriate height for that land under the study, will not be supported.
Consideration of the additional height being proposed on these two sites is dealt with
in the Built Form section of this report.

4.1.5 Comment from Director City Strategy: Hume Street Park upgrades
A separate report is being considered by Council on 18 May 2015 regarding ‘Hume Street
Park expansion - Concept and feasibility planning‟. This report references several long-term
funding options that would need to be investigated to cover the funding shortfall evident
across the options. Such options include levying, in part, from outside of the Precinct 1 study
area, specifically Voluntary Planning Agreements from precincts 2 and 3 and the yet to be
commenced precinct 4 study area. The report recommends the proposed funding options for
Hume Street Park be placed on public exhibition for comment.
The Hume Street Park upgrade itself was not included in the exhibited list of public benefits
under the draft study for precincts 2 and 3. The options recommended for exhibition detail
significant works requiring substantial funding. Either of the upgrades would go some way to
delivering a regionally significant park, more so option 3.
The study has produced a set of prescribed public benefits to support the future development
in the area. In implementing the study over the coming years these benefits will be the focus
for Council. Once these are delivered Council may be in a position to realise contributions to
initiatives outside of the specific precinct, most notably the Hume St Park upgrade.
Recommendation:
 That the study be amended to say: ‘following the successful delivery of the
above open space, activity and built form public benefits for precincts 2 and 3,
Council may seek a contribution towards the regionally significant Hume
Street Park upgrade’.
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4.2

Access

4.2.1 Walking, cycling and public transport
There is widespread support for downgrading the traffic role of Atchison St, Mitchell St and
Oxley St. One resident advises that Oxley St is currently used as a ‘rat run’ by regional traffic
travelling between the Pacific Highway and Gore Hill Freeway, suggesting it is difficult for
pedestrians to cross particularly at morning and afternoon peak hours. This was confirmed by
residents during the discussion group in January 2015.
In terms of proposed infrastructure upgrades to improve pedestrian safety at the intersections
of more heavily trafficked roads, the RMS and Willoughby City Council both raise concern at
the Traffic Study’s (Arup 2014) recommendation to install a signalized pedestrian crossing at
Chandos St / Christie St. Both suggest it may exacerbate traffic queues.
In addition, the RMS and TfNSW do not support a number of Arup’s proposals relating to bus
stops outside the North Sydney LGA.
Comments: Streetscape upgrades that give greater priority to pedestrians and cyclists
will deter the use of Oxley Street by regional traffic. Chandos Street and Albany
Street will still serve a regional traffic function.
Pedestrians are regularly observed threading their way through banked up vehicles at
the Chandos St and Christie St intersection. It is a key entry point into the precinct
from the St Leonards railway station and some streetscape improvement is clearly
necessary.
Recommended action:
 The study be reworded to replace references to signalizing the intersection to
investigating measures that will improve pedestrian safety and amenity at
Chandos St / Christie St intersection.
 Proposals relating to bus stops outside the North Sydney LGA be removed from
the study.
4.2.2 Traffic generation and parking
The majority of resident submissions raise traffic generation as a key concern of the study.
Increases to residential density are generally associated with additional vehicles on local
roads. Residents are concerned that it is currently difficult to enter the local road network
from the laneways that service the mixed use areas and that this situation will be exacerbated
if development proceeds as envisaged under this study.
A few landowner submissions suggest there may be reasonable level of support for marketbased feasibility analyses to inform the level of on-site parking that may be desired by new
residents to St Leonards.
The RMS also raises issues with traffic generation and suggests that traffic modelling be
undertaken with the three affected Councils, to predict traffic generation levels associated
with proposed development densities.
Comment: A separate report has been prepared for Council’s consideration to
address traffic and parking issues associated with the anticipated level of development
within this precinct (‘Supporting DCP amendments to the St Leonards Crows Nest
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Planning Study – Precincts 2/3‟ dated 18 May 2015). The project takes advantage of
existing low levels of car reliance in the study area and demonstrates how a travel
demand management based approach to new development (reduced parking supply,
innovative parking schemes, and travel planning) can further reduce traffic generation
to rates commensurate with development under the current planning controls i.e.
adopting a ‘no net increase to traffic generation’ approach to St Leonards.
The report suggests this will address community and RMS concerns without the need
for traffic modelling. It will be delivered through an amendment to the NSDCP 2013.
Adopting a ‘no net increase to traffic generation’ approach to the centre accords with
the study’s stated objective to transform St Leonards into an exemplar of a modern,
transit-orientated centre.
As an amendment to the DCP will take time, the study should include a similar
requirement that can be delivered as part of any voluntary planning agreement
associated with a planning proposal that increases residential density.
Recommended action:


4.3

The study include a requirement that to obtain Council's support for increased
height and density, a proposal must demonstrate that "satisfactory
arrangements" are in place to ensure that there is no net increase in traffic
generation under current planning controls.
Employment

4.3.1 Rezoning from B3 Commercial Core to B4 Mixed Use
The study’s proposal to allow shop-top housing as an additional permitted use and set a 4:1
non-residential FSR is supported by the two landowners in the B3 Commercial Core
(619and621 Pacific Highway and 100 Christie Street).
Three submissions, representing six lots in the B3 Commercial Core zone, are seeking a
similar rezoning on the basis that the land will not be redeveloped without a residential
component, and therefore will not contribute to the study’s employment, housing, urban
renewal or public domain objectives (see Figure 1):
1. The ‘Employment Assessment’ by Urbis, included in a submission for 75-83 Christie
Street, advises that market conditions within the St Leonards are not supportive of
large scale commercial products. It suggests that whilst a rezoning to mixed use would
decrease the theoretical employment capacity of the land, the redevelopment of the
land for a hotel and residential apartments would result in a net increase in jobs over
the existing situation (Nilgiri’s Restaurant, Post Office and Gilroys Hotel).
2. Advice from Stockland in relation to the IBM building at 601 Pacific Highway
reiterates the above concerns. Stockland suggests that a more flexible land use
approach may enable the landowner to re-plan the 2,800m2 site to deliver more
attractive commercial floorplates at the lower levels whilst creating additional
residential capacity for the centre. Stockland is willing to work with Council to
determine a suitable non-residential FSR control.
3. Finally, a submission from Charter Hall for 655 and 657 Pacific Highway (that
includes 100 Christie Street and Council-owned Sergeants Lane) proposes major
public domain upgrades and pedestrian access improvements to St Leonards railway
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station. The proposal is contingent on a mixed use rezoning of the Pacific Highway
properties.

Figure 1. Submissions seeking reduced employment yield

Comment: St Leonards supports close to 350,000m2 of office space, making it the
fifth largest employment centre in Sydney.
The Department of Planning and Environment’s metropolitan strategy released late
2014, A Plan for Growing Sydney, confirms St Leonards’ role as a strategic centre
within the Global Economic Corridor. Strategic centres are areas of intense, mixed
economic and social activity that are built around the transport network. A key policy
objective for the centre under the strategy is to retain the B3 Commercial Core for
long term employment growth.
Protecting the employment capacity of strategic centres is important because once
land has been redeveloped for residential purposes and is strata-titled, it is
permanently taken out of the employment market. This has significant social,
economic and environmental impacts on future generations.
Accordingly, proposals to rezone B3 Commercial Core land in St Leonards to enable
residential development are not in line with State Government policy.
Notwithstanding, the study allows consideration of spot rezonings for ‘shop top
housing’ as an additional permitted use on 100 Christie Street and 619 and 621 Pacific
Highway on the basis that both sites:





have existing mixed use approvals under the now repealed NSLEP 2001;
will deliver more non-residential FSR under the study compared to those
approvals;
are gateway sites in the most need of urban renewal; and
have the potential to significantly contribute to Council’s placemaking
objectives.
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On review of the submissions, the proposal for 655 and 657 Pacific Highway and 100
Christie Street is worth further investigation provided the scheme can demonstrate that
there will be no net loss of employment capacity. The Design Excellence Panel
suggests the coordinated redevelopment of these three sites could transform the centre.
The proposal offers significant public domain improvements for the community, fixes
the pedestrian connections to the railway station and may result in a better built form
outcome (see Built Form section of this report).
Mixed use proposals for 75-83 Christie Street, 77-83 Christie Street and 601 Pacific
Highway are not supported on the grounds that:




the schemes would represent a permanent loss of non-residential floorspace
capacity in St Leonards;
do not offer the same level of public benefit as the above projects; and
are not as critical to Council’s urban renewal objectives for the centre.

A summary of Council’s review of development proposals is at Attachment 4.
Recommendation:
Recommendations in relation to 655 and 657 Pacific Highway and 100 Christie Street
are provided in under ‘Built Form’.
4.3.2 Non-residential floor space ratio
The two landowners representing the majority of land west of Oxley Street (see Figure 1)
object to the proposed increase in non-residential floor space ratio (FSR) from 0.6-2:1 to a
minimum of 1.5:1 on the basis that:



commercial tenants will not be attracted to above ground level office space; and
the proposed doubling of the maximum height limit under the study is insufficient to
incentivise development with a 1.5:1 non-residential FSR.
Comment: As mentioned in the introduction, proposals to maintain and enhance the
employment function of the centre received widespread support from the local
resident and business community, Willoughby City and Lane Cove Councils.
If Council does nothing, the St Leonards B4 Mixed Use zone will lose an estimated
550 jobs through the ongoing conversion of the 2-3 storey commercial offices into
mixed use development.
Increasing the non-residential FSR to 1.5:1 will regain some 260-300 jobs. These jobs
will provide much needed services to support the future residential community of St
Leonards and the region, including business, retail, childcare, entertainment, medical,
recreation and education services, as well as new employment opportunities.
With the proposed increase to the maximum height limit of 16 storeys along Atchison
Street under the Built Form section of this report, the proposed proportion of
residential and non-residential FSR for these sites is highly favourable under the
current market when compared with the current controls for Mixed Use land in the
centre, that being 16 storeys and a non-residential FSR of 3:1.
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4.4

Built form

4.4.1 Height - designation as ‘tall building’
The study identifies four sites for a ‘tall building’ (marked ‘T’ on the map on Figure 2). A
‘tall building’ is defined under the study as being over 18 storeys in height. Each site
identified for a tall building in the draft study is over 1,000m2 and located on a corner location
in the centre. The size and location enable residential towers above the podium to achieve a
minimum of 24 meters separation (a minor portion of the tower may be within 20 metres), in
line with guidelines under State Environmental Planning Policy 65 – Design Quality of
Residential Flat Development (SEPP 65). The sites identified in the study are:




100 Christie St and 619/621 Pacific Highway, both are ageing ~10 storey commercial
‘gateway sites’ the redevelopment of which will significantly improve the centre;
The IBM site, which is over 2,800m2; and
20 and 22 Atchison St, if the site is amalgamated.

Landowner submissions relating to seven other sites in the precinct request designation as a
‘tall building’ (shown in red in Figures 2 and 4, and summarised in Attachment 4).
To justify the requests, concept designs have been provided with a number of the
submissions. Many suggest that a tower separation as low as 18 metres is an acceptable
outcome in a dense urban environment like St Leonards and that sites smaller than 1,000m2
are able to accommodate residential towers with floorplates as low as 500m2. Some
submissions include preliminary analysis that they suggest proves overshadowing of adjacent
buildings may be kept to an acceptable minimum.
Two tall towers are also proposed on the Auswin landholding outside the centre near Crows
Nest village (marked ‘6’ on Figure 2). The submission suggests the development proposal can
deliver additional housing density in-line with State Government metropolitan objectives
whilst achieving a ‘village-like’ precinct desired by the community. This is discussed later in
the report.

Figure 2. Submissions requesting the site also be designated a tall building

Comment: Additional development capacity in the precinct is supported as it is close
to public transport, jobs, retail, health and education facilities. It will better
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accommodate the significant metropolitan-wide demand for jobs and new housing,
whilst protecting the scale and character of our smaller, village centres.
However, allocating additional development capacity has to be carefully managed to
achieve a fair and appropriate level of view sharing, solar access and privacy to
existing and future dwellings. Public domain amenity is paramount.
To give some understanding of the nature of the built form proposals received during
the exhibition period, comparison images of the resultant building envelopes under the
study and the submissions are provided in Figures 3 and 4. The images include
building envelopes of proposals currently being considered by Lane Cove Council (in
grey). Areas shown in orange exceed current height controls under NSLEP 2013.
In reviewing the ‘tall building’ proposals, the following built form principles apply:
A. 24 metre tower separation: Design guidelines under SEPP 65 recommend a
minimum separation distance of 24 metres for buildings over nine storeys in
height. This creates a desirable urban form that avoids a ‘wall’ of tall development,
protects resident amenity, achieves better view sharing and protects solar access
and public amenity at the street level.
With tall buildings exceeding 18 storeys in height, a minimum 24 metre separation
is necessary. Buildings should also be offset to achieve view sharing where
possible. The DEP agree. These standards also reflect similar controls in the
Sydney CBD and other major centres in Australia and abroad.
B. Overshadowing: SEPP 65 states at least 70% of apartments should receive a
minimum of two hours direct sunlight between 9am and 3pm in midwinter in
dense urban environments. The cumulative impact of additional development
capacity on overshadowing is taken into consideration.
C. Context: Good built form design contributes to its local context i.e. the key natural,
built, social and economic features of the area and its surrounds. This includes the
desired future character of the area. The study area transitions from what will be a
high density, modern mixed use centre at the station to the 2-4 storey fine, urban
grain of Willoughby Road, Crows Nest. New development needs to respond
positively to that transition.
Having regard to the above, the advice of Council’s Development Services
Department and the DEP for key built form elements of each proposal, each
submission for a ‘tall building’ has been reviewed. A summary of the outcomes of that
review is provided at Attachment 4.
Based on the review, most of the concept designs received during the exhibition
period cannot achieve a minimum tower separation distance of 24 metres, would result
in excessive overshadowing of existing mixed use development and proposed
residential towers, or are completely out of context with the local area.
As discussed in the Employment section of this report, an amalgamated scheme for
655 and 657 Pacific Highway and 100 Christie St (site 1) potentially has merit. It
improves site separation distances compared to the draft study and shadows generally
fall across the highway to the commercial strip. Overshadowing of the proposed
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public domain and mixed use development in Lane Cove LGA could potentially be
greater during the winter period and would require further modelling and justification.
Recommended action:




That the study be amended to allow further design options to be considered
under a ‘Christie Street materplan’ process for a possible amalgamated scheme
at 655 and 657 Pacific Highway and 100 Christie St (subject to all landowners
agreement).
That objectives for the Christie Street masterplan be defined in the study.
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Figure 3. Looking towards the city, indicative building envelopes under the study

Figure 4. Looking towards the city, indicative building envelopes from landowner submissions
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4.4.2 Height at the centre - the ‘Stepping Down Principle’
A few submissions indicate there may be some confusion relating to Council’s position on the
‘Stepping down principle’ and treatment of height across the study area. This is largely based
on the section diagram on page 79 of the draft study that shows current built form and
proposed heights of buildings along the Pacific Highway under the Precinct 1 Study which
does adhere to the stepping down principle.
Comment: The St Leonards Character Statement under NSDCP 2013 states:
“Buildings should generally step down in height from the tallest buildings, being the
Forum (201-207 Pacific Highway) down to the surrounding areas and the lower scale
development on Chandos Street, Willoughby Road, Crows Nest Town Centre, the
Upper Slopes Neighbourhood and Crows Nest Neighbourhood.”
This study moves away from the stepping down principle for precincts 2 and 3. This is
on the basis that modern development near railway stations in the Metropolitan Area
generally exceed the height of The Forum, more sustainably support population
growth with the lowest rates of traffic generation per capita and are more likely to
deliver well-located public benefits.
There is general consensus from the DEP that a well-defined area for taller buildings
in the centre is a better design outcome that adhering to the current ‘stepping down
principle’.
Recommended actions:



That text and graphics be amended to clarify Council’s position that sites
identified in the study for ‘tall buildings’ may be considered for heights that
exceed the stepping down principle.
An amendment to the NSDCP 2013 will be considered to remove the
applicability of the stepping down principle to the St Leonards Centre.

4.4.3 Height in the creative quarter - Auswin and adjacent landholdings
A submission from Auswin TWT refers to their planning proposal lodged with Council late
2014. The planning proposal is for the Auswin landholding west of Oxley Street. It is
currently the subject of a ‘Pre-Gateway Review’ by State Government. A detailed assessment
of the proposal by the City Strategy Department is available on our website under Council
meeting for 20 April 2015.
The planning proposal significantly challenges both the existing and proposed height controls
for the area. It proposes to amend the current 6 storey height limit that applies under NSLEP
2013 to enable towers of 32 and 51 storeys in height (Figures 5 and 6). These towers would
be significantly taller than The Forum and represent an almost threefold increase in density.
The submission recommends the sites be designated as a ‘tall building’ under the study.
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Figure 5: Auswin planning proposal (in purple) - east west section along Albany Street

Figure 6: Auswin planning proposal (in purple) – north south section along Oxley Street

Comment: The draft study suggested that the area west of Oxley Street could support
mixed use buildings up to the same height as the adjoining Arden and Nexus mixed
use buildings, that being 13 storeys. Land to the north on Chandos Street could
similarly reflect the existing building heights at 11 storeys (Figure 7).

Figure 7: Proposed height of buildings in the „Creative Quarter‟. Auswin landholdings in red.

Additional height down Atchison Street to Mitchell Street is supported by the DEP on
the basis that it reinforces the main connection between the station and Willoughby
Road, Crows Nest. By retaining the 5-storey residential apartments in the R4 zone, the
DEP considers landholdings west of Oxley Street may support up to 16 storeys, to

Report of Emma Booth, Strategic Planning Team Leader - Design
Re: St Leonards / Crows Nest Planning Study – Precincts 2 and 3 Post Exhibition Report
(19)
give a defined ‘edge’ to St Leonards, provided there is some height variation in the
built form and a well-sized landscaped setback is achieved as a transition. Land to the
north, along Chandos Street could therefore support up to 12 storeys.
In addition, the DEP considers this ‘defined edge’ would be a better urban design
outcome that adhering to the ‘building height plane’ control under NSDCP 2013 that
applies at this location. The building height plane restricts the eastern side of the
buildings on Oxley Street to 6 storeys.
The DEP considers Auswin’s proposal for 32 and 51 storey buildings are
inappropriate and grossly out of scale with the local context, suggesting ‘tall
buildings,’ as defined by the study, should be located closer to the station.
Increasing the height limit west of Oxley Street will affect regional views currently
enjoyed by Arden (48 Atchison St) and Nexus (15 Atchison St), and the regional
views and solar access of Encore (30 Albany St) and Aria (38-46 Albany St). One
objection to the study was received from a resident concerned about the potential loss
of amenity, views, solar access and privacy to apartments on the eastern side of
Nexus.
The study allows for a masterplan to be developed for the area that may mitigate these
impacts. Given the significant landholding, it is possible that a broader range of design
opportunities can be negotiated that reduces the impacts to the surrounding buildings
and still deliver on Auswin’s stated objectives to create a ‘village-like’ precinct that
offers a wide range of open space, employment and activity.
Recommended actions:





That the height map (Map 6C) be amended to enable land west of Oxley Street
along Atchison Street be considered for up to 16 storeys.
That the height map (Map 6C) be amended to enable land west of Oxley Street
along Chandos Street be considered for up to 12 storeys.
That objectives for the Oxley Street masterplan be defined in the study.
An amendment to the NSDCP 2013 be considered to remove the applicability
of the building height plane control that currently applies to Oxley Street.

4.4.4 Impact on existing residential properties
Resident submissions suggest the community appreciate that the centre is changing, however,
there are concerns about view loss, privacy and overshadowing from any new development
that may adversely affect their amenity and property values.
Comment: The study includes design principles to limit the adverse impacts of new
development on existing residential buildings. These principles will inform the
preparation and review of planning proposals, which are subject to further public
consultation. Designs are still subject to detailed review and public notification
requirements at the development application stage.
Any increase in development capacity achieved under a planning proposal will be
supported by commensurate public benefits i.e. any impacts of new development will
be offset by the streetscape and public open space upgrades in precinct 2 and 3, a new
community facility near the station and other initiatives identified under the study.
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4.4.5 Building Design
The community support design competitions and other design requirements under the study to
improve the quality of new developments.
Landowner submissions (Figure 8) suggest:





the requirement for a design competition to inform a planning proposal for buildings
over 18 storeys is problematic, costly and may not guarantee the agreed built form
design at the development application stage. One submission suggests a revised
process where a design competition brief is signed off by Council following Gateway
approval of a planning proposal, and run once the amendment has been notified;
the maximum floorplate of 750m2 and maximum 40m length requirements for
buildings over 18 storeys under the study are too prescriptive and limit the economic
viability of developments (2 submissions);
opinion on economically viable residential tower floorplates vary from 500m2 to over
850m2.

Figure 8. Submissions requesting greater flexibility in the above building design requirements (in red)

Comment: Good architecture will significantly improve St Leonards’ image.
Additional density is likely to receive greater community support if it is well designed.
Accordingly, a design competition should be recognised as an additional public
benefit in the study. A commitment to run a design competition can be agreed in a
voluntary planning agreement.
Given the existing density and lot sizes in the centre, tall, slender towers are a highly
desirable built form outcome. The wide range of advice received on the economic
viability of tower floorplates suggest those submissions contending that it must be
over 850m2 are overstating the matter.
The IBM site is over 2,800m2. If it were to be redeveloped for commercial purposes, a
floorplate with a gross floor area of 1,000m2 would support the employment
objectives of the study.
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Recommended actions:




that the study recognises a design competition as a public benefit;
that the study outlines a revised process where a design competition brief is
signed off by Council following Gateway approval of a planning proposal, and
the competition run once the amendment has been notified; and
a maximum tower floorplate of 1,000m2 gross floor area for commercial tower
will be considered on the IBM site.

4.4.6 Podium and setback controls
Landowner submissions object to the proposed increase to above podium setbacks fronting
the laneway from 1.5m to 6m, suggesting this significantly limits the total floorspace of the
building. Lightwells can maximise solar access and ventilation into residential units as
effectively as greater setbacks (Figure 9). Other submissions suggest SEPP 65 separation
distances should be met equitably between sites.

Figure 9. Submissions objecting to increased above podium setbacks

Comment: The DEP recommends a minimum 4 metre above podium setback to the
laneway. This will create an 18 metre building separation from the fifth storey. SEPP
65 guidelines still apply.
Recommended actions:


That the minimum above podium setback to laneways be amended to 4 metres
(Map 6B).

5.
Additional changes
Further editorial, graphic and layout changes have been made to the study. These have been
made to improve the accuracy and clarity of the study, but have not changed the strategic
intent of the document.
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CONCLUSION AND RECOMMENDATION
The St Leonards / Crows Nest Planning Study for precincts 2 and 3 has received considerable
support from the community and key stakeholders through the exhibition process. The study
at Attachment 1 has been amended in accordance with the recommended changes outlined in
this report. It is recommended that the study be endorsed.
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EXECUTIVE SUMMARY
This planning study has been prepared by North Sydney Council 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.

Placemaking
St Leonards is often described as having a
detached, impersonal feel and that there is
nothing to do. This sentiment is supported by
the placemaking audit that informed this study.
The solution is pretty clear - St Leonards needs
more activity.

4

Access
This study recommends some major, new public
domain upgrades, a community arts centre and
smaller projects that build on the precinct’s
emerging creative economy.
Activity will also come from urban renewal
projects that include more space for businesses
in the podium levels.

St Leonards / Crows Nest is one of the best
connected centres in Sydney. Journey to work
statistics suggest it has one of the lowest peak
hour traffic generation rates in Sydney, showing
the willingness of residents to travel by public
transport.

Increasing densities around St Leonards station
makes sense, provided traffic levels are kept to
a minimum.
This study identifies a suite of projects to improve
pedestrian access to the station, bus stops and
taxis, and complete bike paths. On-site parking
rates are kept to a minimum, and innovative
new parking schemes are encouraged.

ATTACHMENT TO CiS02 - 18/05/15

Page 27

EXECUTIVE SUMMARY

Employment
St Leonards supports close to 350,000m2
of office space, making it the fifth largest
employment centre in the metropolitan area.
However, current market forces are seeking
to convert much of the commercial land into
residential. If this continues, the land will be
permanently taken out of the employment
market.

Built form
The consequence of this is that people will
have to travel further for work. This would have
environmental, social and economic impacts on
future generations.
This study protects the employment function
of the precinct though changes to our planning
controls, supporting small to medium sized local
companies and doing what we can to make St
Leonards an attractive place to do business.

Sydney is growing rapidly. Current estimates
suggest 1.6 million additional people will be
living in Sydney by 2031, requiring 664,000
more homes and 689,000 more jobs. This is
unprecedented growth that is most sustainably
accommodated
near
existing
transport
infrastructure across the metropolitan area,
where jobs, retail and other services are located,
vehicular traffic can be kept to a minimum and
lower density suburbs can be retained.

This study supports additional housing density
near St Leonards station. New buildings will
support pedestrian-friendly street edge. Tall,
slender towers will be considered in the centre.
Design is considered early in the planning
process. This makes the desired active uses
and public benefits economically feasible,
supporting the transformation of St Leonards
into a modern mixed use centre.

5
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1.1_OBJECTIVES
This planning study has been prepared by North Sydney
Council 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.

St Leonards is a major employment centre in
Sydney, supporting the regional health and
education campuses of the Royal North Shore
Hospital and North Sydney (TAFE) College. The
area is currently experiencing significant growth.
Most significantly, the expansion of the hospital
and major renewal projects are being proposed
near the station and along the Pacific Highway.
The centre however, has image and amenity
problems stemming from the divisive effect of
the Pacific Highway and North Shore rail line,
ageing commercial stock and limited public
domain and services.

The study itself is not a formal proposal to change
the planning controls. Instead, it forms the basis
for consultation with the community, business
operators, property owners, neighbouring
councils and other interested stakeholders
about the future of the area.
The study outlines the strategic objectives for
the area to assist property owners and their
advisors in preparing planning proposals should
they seek to amend North Sydney planning
controls in addition to any planning agreement
being offered to support future growth in St
Leonards.

To guide redevelopment and renewal within the
portion of St Leonards within the North Sydney
local government boundary, this study outlines
strategies to deliver:

The study also aims assist the community review
those planning proposals as they are exhibited
for public comment.

-

Finally, the study highlights the significant
potential of St Leonards. Being located right on
the North Shore rail line, in close proximity to
Crows Nest, surrounded by education, health
and high technology industries and already
supporting the ‘fine bones’ of a creative culture,
St Leonards has the potential to be a highly
desirable place to live, work and visit.

-

more public space and services with a
greater range of activities on offer;
built form controls that stimulate job growth
and support a modern, mixed use centre;
improved planning processes that better
incorporate design considerations upfront;
streetscape upgrades that encourage
walking, public transport and cycle use and
initiatives to reduce traffic congestion;
clear funding mechanisms and a process
to amend our planning controls, where
needed, to deliver the scheme.

9
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1.2_Study Area
St Leonards is located on the lower north shore
of Sydney, at the north western edge of the
North Sydney local government area.

Willoughby
LGA

The site is 5 kilometres from the Sydney CBD, 2
kilometres from the North Sydney centre, and 3
kilometres from Chatswood.

St Leonards
Suburb

Administratively, St Leonards is split between
North Sydney, Willoughby and Lane Cove local
government areas.

Tunks Ward

North Sydney Council

Whilst this study has regard to plans for the St
Leonards centre as a whole, the focus of this
study and recommendations relate to the North
Sydney portion.

St Leonards Study Area
Precincts 1-4

Lane Cove
LGA

Wollstencraft
Ward

Mosman
LGA

Victoria
Ward

Regional map of the Lower North Shore

10

Cremorne
Ward
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1.2_Study Area
The planning study is being undertaken in
stages.

2

3

ci
Pa
fic

wa
gh
Hi

y

St Leonards

Station / Interchange

Willoughby Road

Chandos Street

THIS STUDY
Precincts 2 & 3

Hume Street Park

1

COMPLETED (2012)
Precinct 1

Precinct 1 was completed in July 2012. This
study establishes design principles for future
development in the study area, noting that any
development proposal that exceeds the existing
planning controls needs to be delivered through
a site-specific planning proposal and matched
by commensurate public benefits through a
voluntary planning agreement.
An expanded Hume Street Park with a
pedestrian link to Willoughby Rd, and widened
footpaths along the Pacific Highway will support
high amenity mixed use buildings on key sites.
Council is now working with property owners
and developers to implement the scheme.
Detailed site investigations and planning for
the Hume Street Park upgrade is also currently
underway.
This study covers:
Precinct 2: the high density commercial and
mixed use area immediately east of the St
Leonards train station.

4
N
0

60

120

180

240

FUTURE WORK
Precinct 4

Precinct 3: the low to medium density mixed
use and residential area that extends east to
towards Willoughby Rd.
Precinct 4 covers the remainder of the mixed
use area extending south along the Pacific
Highway. This study is scheduled to commence
following an endorsed study for Precincts 2 & 3.

300m

Planning study area map
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1.3 vision
Region

3

1

4

5
6

Crows Nest Residential Precinct

An exciting ‘creative quarter’
supporting small-medium sized
firms, start-ups, galleries, specialty
retail and urban living

A landscaped, high amenity residential
area in close proximity to transport, work
and shops.

1
Southern
business
district

The Centre
An attractive place to do
business capitalising on excellent
public transport and nearby
regional health,
education and high technology
industries.
High quality apartment living, a
new community arts centre and a
thriving 18-hour economy.

12

ards Station
St Leon
from
1km

2

West Oxley

7

2
3
4
5

Mass transit
St Leonards
Transport
Interchange

Creative industries
Gore Hill
Technology Park
Creative industries
Artarmon High
Technology
Industrial Precinct

Education
St Leonards TAFE

Health & research
Royal North Shore
Hospital & North Shore
Private Hospital

6

Open space
Gore Hill Park &
Cemetery

7

Creative economy
Crows Nest
Town Centre
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1.3 vision
Precinct
Christie St Reserve

Mitchell St Linear Park

Oxley St Linear Park

Upgraded, better access to
the station & public art

New, landscaped urban park

New, landscaped street incorporating
water sensitive urban design

Atchison Street
A civic street with
high quality paving
and street furniture

Proposed
Lane Cove
Bus Rail
Interchange

Plaza and laneways
Active paved areas connecting
to new laneways

Legend
Indicative cross-block
connections

Potential laneway
activation

Footpath and public
domain upgrades

Linear parks and
open space

Existing arcades

Ground level setbacks

Public benefit
opportunity site

“St

Leonards

		
will continue to
develop as one of the major employment
centres for knowledge-based industries
within the Sydney metropolitan region, by
capitalising on its location within Sydney’s
‘global arc’ and building on opportunities
arising from its excellent accessibility and
co-location with regional scaled health and
educational facilities.
New and diverse housing opportunities will
also continue to emerge and be supported
by convenience shopping, cafes, bars,
entertainment venues, community facilities,
a high quality environment and excellent
public transport, walking and cycling
accessibility, creating a desirable place for
cosmopolitan urban living.
New development and public domain
improvements will create a more consistent
and high quality image throughout the
centre, leading to an identifiable ‘sense of
place’.
”

Mitchell St
Plaza
Redesigned
with
landscaping &
public art

Indicative through
site link to
Willoughby Road

- St Leonards Strategy 2006

Hume St Park
Upgrades under development
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1.4_Methodology

Specialist Reports
In 2013 North Sydney Council successfully
applied for a grant under Planning &
Environment’s ‘Planning Reform Fund’ to fund
specialist reports that would inform this study.
It was argued that the project would deliver a
best practice, evidence-based strategy that
supported the state government’s strategic
objectives to:

-

Strengthen Sydney’s role as a globally
competitive city;
Locate at least 80% of all new homes within
existing centres with good public transport;
Strengthen the state’s lead on best practice
urban renewal for improved liveability.

Once the funding agreement was finalised
in early 2014, the following reviews were
commissioned:
Placemaking & Design Study to examine
how we can transform the study area into a
vibrant and engaging place and to assist our
review of the planning controls;
Access Study to identify projects that
encourage walking, public transport and cycle
use and initiatives to reduce traffic congestion;
Market Feasibility Study to identify strategies
that would strengthen the employment function
of the area, having regard to current market
forces, and to propose key actions that can be
taken to make housing more affordable.
We asked each of the consultants to come up
with their best ideas. This ensured the studies
provide high quality, independent advice.
To inform the studies, a series of internal
workshops were run with the consultants and
Lane Cove, and Willoughby City and North
Sydney Council staff.
Discussions on the draft studies were also held
with Planning & Environment. The studies were
completed in August 2014.

14

Landowner Discussions

Community Survey

To understand local aspirations for the area,
throughout 2013-2014 we held regular meetings
with property owners and their advisors.
Concept proposals submitted to Council were
carefully reviewed. These proposals outlined
the type of development and public domain
improvements that may be possible on each
site, pending possible changes to the planning
controls.

In 2013 Council conducted a survey.
Questionnaires were distributed to cafes and
local businesses, staff interviewed people on
the street and the survey was posted on our
website. We sought people’s opinions on the
character and accessibility of St Leonards,
the quality of our public domain, and desired
services and activities in the area.

This review process helped us identify
redevelopment opportunities in precincts 2
and 3, establish an agreed understanding
of development capacity under our existing
planning controls, and measure how much uplift
could theoretically be achieved near St Leonards
station. The meetings were also a good forum
to discuss how the public domain could be
improved, the types of community services that
may be needed in the area and other activities
that could be supported at podium level of a
building.
The meetings also helped us identify a few
systemic problems that should be addressed
in this study. Issues include the potential
oversupply of serviced apartments currently
incentivised under the planning controls,
difficulties in retaining an employment function
in the mixed use zone and the need to manage
density through clear guidelines on tower
separation.

The results told quite a consistent story - that
whilst St Leonards has many things going
for it, there is a distinct lack of community
atmosphere and nothing to do. More needs to
be done to make St Leonards a safe, attractive
and liveable place. Additional density will not be
supported without necessary public domain and
community service improvements, to support
the current and future population.
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1.4_Methodology

Public exhibition of the draft study
Feedback is important for the St Leonards /
Crows Nest Planning Study to respond to local
needs. Our plans were adjusted in accordance
with a general consensus of ideas and concerns
raised during the exhibition process.

A discussion group was held on 15 January
2015. It was attended by local community
members, local workers and business owners
and landowners with a development interest or
their consultants.

The draft study was exhibited from 27 November
2014 to 6 February 2015.

Two drop-in sessions were also held in the Crows
Nest Community Centre on 13 and 16 January
2015. These sessions were an opportunity
for residents and business owners within the
area to discuss the study with Council’s Urban
Design Team Leader.

During this time, the draft study was available:

-

-

at Council’s Customer Service Centre 200
Miller Street, North Sydney
9:00am to 5:00pm Monday to Friday
in the Stanton Library
234 Miller Street, North Sydney,
9:00am to 9:00pm Monday to Thursday
9:00am to 6:00pm Friday
10:00am to 5:00pm Saturday & Sunday

North Sydney’s Design Excellence Panel
considered the draft study on 2 December 2014.
Following exhibition, on 14 April, the Panel also
considered key elements of the major design
proposals that were received.
A total of 35 submissions were received.

on Council’s web-site at
www.northsydney.nsw.gov.au

15
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1.5_IMPLEMENTING THE SCHEME

Efficient Planning
Landowner-Initiated Planning Proposals Planning Proposal Process

Development Control Plan

For development to achieve the height, zone
and non-residential floor space ratios envisaged
under this study land-owner initiated planning
proposals, are required to amend the NSLEP
2013.

The recommendations of this study will form the
basis of a draft amendment to the NSDCP 2013.

In order to gain Council’s support, site specific
planning proposals should:
•
•

•

Relate to a parcel of land with a minimum
street frontage of 20 metres;
Relate to a parcel of land that does not
isolate, sterilise or unreasonably restrict the
development potential of adjacent parcels
of land (see Isolated Sites);
Propose an amendment to the LEP with a:
•
•

16

non-residential floor space ratio control
consistent with Map 5A;
site specific floor space ratio control
having regard to the podium height,
minimum setback controls in maps 6A
and 6B and SEPP 65;

•

height control consistent with map 6C;

•

satisfactory arrangements to ensure
there is no net increase in traffic
generation.

•

For tall buildings identified in map 6C,
propose height, setback and floor space
ratio controls that address the design
principles for tall buildings; and

•

Propose satisfactory arrangements that
provide commensurate public benefits that
support the proposed scheme.

Council’s City Strategy Team will hold a prelodgement meeting with property owners and
their advisors to discuss specific requirements
for a planning proposal. This will generally
include discussion on:
•

Existing planning controls;

•

Specific requirements for the site identified
in this study;

•
•

Potential public benefits the scheme may
offer; and
Planning process, including information to
be submitted with a planning proposal.

A draft planning proposal and any draft
voluntary planning agreement will then be
accepted by the City Strategy Team for
comment.
To ensure agreed, design outcomes are
identified early in the process, the draft
planning proposal may be referred to the North
Sydney Design Excellence Panel for comment.
Once agreed, a planning proposal should be
formally lodged with Council.
For further details on how to prepare and
lodge a planning proposal, please refer to
the Department of Planning & Environment’s
‘Guide to Preparing Planning Proposals’.

This study identifies the following public benefits
for open space and activity to support future
development in the area:

Isolated Sites

Planning proposals that isolate a site, will not
be supported on the grounds that the proposal
does not represent the orderly development of
land. Where there is concern that a site may
be isolated, the proponent will be required
to submit a scheme that demonstrates the
development capacity of that land has not been
adversely affected to Council’s satisfaction. The
same requirement applies to any development
application.

OPEN SPACE

Public Benefit

•

New multipurpose arts centre;

•

New 60-place long day care facility; and

•

New co-working commercial space.

A driving principle of the study 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. These
benefits are in addition to what would normally
be required by a new development, such as
design excellence and section 94 developer
contributions.
Accordingly, for precincts 2 and 3, a planning
proposal seeking to amend the NSLEP 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’.

•

Streetscape upgrades to precincts 2&3;

•

Christie St Reserve upgrade;

•

Mitchell St Plaza upgrade; and

•

New Mitchell and Oxley St linear parks.

ACTIVITY

BUILT FORM
•

Affordable housing; and

•

Design competition.

REGIONAL
•

Following the successful delivery of the
above open space, activity and built form
public benefits for precincts 2 & 3, Council
may seek a contribution towards the
regionally significant Hume Street Park
upgrade.
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1.5_IMPLEMENTING THE SCHEME

Effective Community Engagement
Master Plan

The Consultation Process

Sites identified in Chapter 6 may be the subject
of a comprehensive master planning process
that is prepared in consultation with Council and
neighbouring landowners.

North Sydney Council is committed to working
with the community to ensure the future
development of St Leonards / Crows Nest is
sustainable, respects the local character, and
is supported by the right mix of public domain
upgrades and services.

These sites have the potential to significantly
change the area. A master plan can provide
some design flexibility to identify a broader
range of opportunities for the precinct than can
be envisaged under this study. The master plan
should:
•

•

•

•

Be prepared in consultation with Council’s
City Strategy Team; adjoining landowners
should be invited to participate;
Clearly demonstrate how the scheme will
contribute to the local built form context,
and the social, environmental and economic
prosperity of St Leonards / Crows Nest and
the objectives of this study;
Provide section and perspective diagrams,
illustrations or photomontages and
supporting text to the satisfaction of the
City Strategy Division that will assist the
community understand the scheme;
Outline proposed building height, zoning,
floor space ratio and setback controls that
would enable the scheme.

To ensure the master plan has regard to the
needs and aspirations of the local community,
a proponent is expected to present the scheme
to the local precinct committees.
A master plan will inform any draft planning
proposal and voluntary planning agreement to
support the scheme.

There are a number of opportunities for the
community to get involved in the future direction
of the local area.
This study represents the strategic level of
planning, showing here, at the top of the
flowchart, in orange. During the exhibition of
the draft study, Council is seeking feedback on
the general direction St Leonards / Crows Nest
should take, including which public benefits
identified in this study are considered the most
important. Public benefits can then be costed
and prioritised.
Developers will need to seek a change to the
planning controls for any additional height
envisaged under this study, show here in green.
During exhibition of a draft planning proposal,
Council will seek community feedback on
matters such as the impact of taller buildings
and whether it is being supported by a fair and
reasonable public benefit.
Finally, development applications for a proposed
building are exhibited for public comment. The
community are invited to consider the actual
design and impact of a building. Decisions
- whether by a state or local planning body consider each submission received.

Draft Study

Exhibition

Are the proposed public domain upgrades
and community services supported?
Which public benefits are a priority?
What ideas can I contribute to the future of my
area?

Study
amended and
endorsed

Draft Planning
Proposal

North
Sydney
Council

St Leonards

Is the mix of proposed new development and
activities supported?

Does this meet the agreed objectives of the St
Leonards / Crows Nest planning study?

Developers

Does it respond to local needs?
How will it impact me?
Exhibition

Plan
amended and
endorsed

How could it be done better?
Are the public benefits fair and reasonable for
the scale of development being proposed?

Developers
Development
Application

What is my opinion on the proposed design?
How does this development affect me?
What do I like about it?

Exhibition

What would make the design better?

Approved with
conditions

17

ATTACHMENT TO CiS02 - 18/05/15

18

Page 40

ATTACHMENT TO CiS02 - 18/05/15

Page 41

2
ST LEONARDS
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2.1_History
Source: Dr Ian Hoskins, North Sydney Council Historian

Aboriginal Heritage

Early European Settlement

The Cammerraygal people are the traditional
owners of the North Sydney area. Their territory
extended from present-day Woodford Bay in
the west to Cremorne Point in the east and
north possibly as far as the Kuringai area. They
made ample use of Sydney Harbour to gather
shellfish and catch fish. Consequently most of
the evidence of their occupation survives on the
foreshores by way shell middens, engravings
and stencil imagery.

The earliest European land grants on
Cammerygal land were made in the 1790s. By
the mid-1820s much of the foreshore between
Waverton and Cremorne had been acquired by
individual grantees.
Much of Crows Nest, Waverton and
Wollstonecraft was granted to Edward
Wollstonecraft and passed onto the Berry family.
The Berry Estate remained as a huge parcel of
land covering the western side of present-day
North Sydney until the early 1900s with gradual
subdivision.
The plan for a township of St Leonards was
gazetted in 1838 and formed the basis for future
north/south development. A version of this
layout was agreed upon by petitioners seeking
the formation of a Municipality of St Leonards
in 1859.
A band of town allotments, bounded to the
west by West Street and to the east by the
recreation reserve that became St Leonards
Park, extended from above Lavender Bay to
present-day Vale Street. All this land down to
Mount Street was part of the Municipality of St
Leonards formed in 1867. This area extended
around the east to include the area that would
become Mosman Municipality in 1893.

20

Sydney from St Leonards, Conrad Martin circa. 1841
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2.1_History
Establishment and Development
The land around present-day Albany, Atchison
and Chandos Streets was then owned by
Alexander Berry through his marriage to
Elizabeth Wollstonecraft, brother of Edward,
who had received 524 acres from there to the
Harbour in the 1820s. Upon his wife’s death in
1845, Berry gave approximately five acres to St
Thomas Church for use as a cemetery – the first
European burial ground on the north shore. That
is now St Thomas Rest Park.
Population on the lower north shore increased
almost exponentially from the 1860s with the
provision of regular ferry services across the
Harbour. In the 30 years to 1890 the population
grew five-fold to 17,000. In that year St Leonards,
East St Leonards and Victoria Municipalities
amalgamated to form North Sydney Council.
The present-day suburb of St Leonards
straddles North Sydney, Willoughby and Lane
Cove Local Government Areas (LGAs).

The anticipation and delivery of this transport
connection prompted the subdivision and sale
of the Crows Nest portion of the Berry Estate
between 1883-1901 (the last auction being in
1937). In 1902 the Royal North Shore Hospital
relocated from Crows Nest to its current site in
present-day St Leonards.
The opening of the Sydney Harbour Bridge in
1932 also dramatically altered the character of
the area. As road and rail links with the Sydney
CBD rapidly improved, St Leonards emerged as
a transport orientated centre. Indeed the area
here flourished as a result of the Bridge and the
road traffic it channelled along the newly-named
Pacific Highway (formerly Lane Cove Road). By
contrast businesses at Milsons Point declined.

Opening of the North Shore Railway Line, circa. 1893

St Leonards Railway Station, which opened
in 1890, sat just north of North Sydney within
the Municipality of Willoughby and, from 1895,
the newly-formed Lane Cove Municipality. The
station serviced the nearby northern reaches of
the North Sydney area – St Leonards, Crows
Nest and some of Wollstonecraft. These areas
were linked to the harbour by rail in 1893 when
the St Leonards to Milsons Point line was
opened.

St Leonards Station, circa. 1900

Subdivision Plan - North Sydney, circa. 1893
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2.1_History
Transformation

Historic buildings today

In 1948 the County of Cumberland Planning
Scheme identified the St Leonards area as
suitable for industrial purposes. Commercial
and light industrial buildings were constructed.

A handful of residential dwellings dating to the
first three decades of the 20th century remain
on the south side of Chandos Street, just east
of Oxley Street. More remain from this era in
Atchison and Albany Streets. Like the bungalow
at No.78 Atchison completed in 1914, these
houses date to the original subdivision of the
Berry Estate from the late 1800s through the
first decades of the 20th century.

Following the 1975 – 76 recession, apartment
and townhouse development dominated the
residential market and the demand for new office
space picked up. By the 1980s St Leonards
was emerging as a major employment centre,
with the Royal North Shore Hospital being the
single largest employer.
Indicative of the significant development
pressures on St Leonards during this period,
the only local heritage item within the study area
is a commercial building at 1 Chandos Street
constructed in the Modern Brutalist style in
1977.
The 1927 Power Station at 23 Albany Street,
a heritage item which stands just outside the
study area, is evidence nonetheless of the
increased development north earlier in the 20th
century.

This type of building is better represented in
the Holtermann Estate conservation area,
located to the east of Willoughby Road and the
Naremburn conservation area (in the Willoughby
local government area) just to the north. The
large modern townhouse development from 54
to 60 Albany Street is designed in a ‘Federationnostalgic’ style intended to reflect the original
residential character of this area.

Pacific Highway - view south.
circa.1971

In 2001 St Leonards was rezoned from a lowscale industrial/commercial centre to mixed use
zone with height limits ranging from 20 metres at
Oxley Street, up to 49 metres at Christie Street.
This rezoning transformed the area into the
medium to high-rise commercial and residential
centre that we see today, with the population
increasing five-fold between 1991 and 2011.
Recent social and economic developments have
seen ongoing strong demand for high density
residential properties. Older, small commercial
buildings are being replaced by high-rise, mixed
use apartments.

Pacific Highway - looking south
circa.1962
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Pacific Hwy. & Albany St. Intersection
circa.1984
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2.1_History
Then and now

Sources

1953

2014

1953

2014

Corner of Pacific Highway and Albany Street

Corner of Pacific Highway and Christie Street

Designs on a Landscape: A History of Planning in North
Sydney, (Margaret Park, 2001)
Holtermann A Field Survey Inventory Sheets, (Noel Bell,
Ridley Smith and Partners no date)
North Sydney 1788-1899, (Michael Jones, 1988)
North Sydney Heritage Inventory database
North Sydney Heritage Review, Godden Mackay 1993)
Research files, North Sydney Heritage Centre, Stanton
Library
St Leonards Public Domain Strategy 2003.
St Leonards Railway Station 1890 – 1995 (William H
Polglase, 2007)
St Leonards Area: Environmental Study (Planning
Workshop and Sinclair Knight & Partners Pty Ltd 1980)

Corner of Pacific Highway and Albany Street

Corner of Pacific Highway and Christie Street
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2.2_Today
Who lives here
Source: ABS (2014), iD: the population experts (2014)

Today, St Leonards has a population of 4,467
people living in 2,493 dwellings. A significantly
high proportion of these residents – 92%, live
in a flat, unit or apartment. This is evident in
the high number of residential towers located
in and around the study area, particularly along
Atchison Street.
The population is significantly younger than the
Sydney metropolitan average. The median age
is 32 years old with 41% of the population aged
between 25-34, followed by 24% aged between
35-49. Of the 15% that are older than these age
groups, about half are still of working age and
half retired. Children aged between 0-14 years
only make up 9% of the population – about half
the metropolitan average. Those finishing high
school or entering the workplace or university
account for 11%.

Households in the area are more likely to be
couples without dependents or a lone person,
at 30% and 32% of the population respectively.
By 2031, lone person households are expected
to grow to 35.2%. Families with children account
for only 17% of households, with statistically
smaller family units of only 1.4 children per
family compared to the metropolitan average
of 1.9.
St Leonards is home to a highly educated,
professional and affluent population. 34% of
people received a tertiary or university education,
which is much higher than the metropolitan
average of 16%. Of couple households,
42.2% had both partners employed full-time.
The median weekly household income is over
$2000.

1.4 4,467
Children Per Family 1

+48%
Population
Increase

Residents living in

St Leonards - Crows Nest

( between 2014- 2031 )

32 35% 31%
Median Age 1

lone person household
in 2031
2

1

couples without
dependents in 2031

AGE STRUCTURE

service age groups, 2011

Source: .id The Population Experts, Australian Bureau of Statistics

North Sydney Council
NSROC
Babies and pre-schoolers (0 to 4)
Primary schoolers (5 to 11)
Secondary schoolers (12 to 17)
Tertiary education and
Independence (18 to 24)
Young workforce (25 to 34)
Parents and homebuilders (35 to 49)
Older workers and pre-retirees
(50-59)
Empty nesters and retirees
(60 to 69)
Seniors (70 to 84)
Elderly aged (85 and over)
0%
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10%
10

20%
0%

30%4
30%

40%
0%

2
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2.2_Today
Who works here
Where workers are from

Source: Bureau of Transport Statistics. February 2015

12%
8%
7%
7%
6%
4%

CHATSWOOD
LANE COVE
NORTH SYDNEY
MOSMAN

Source: SGS Economics & Planning (2014)

Professional, Scientific and
Technical Services

48%

Information Media and
Telecommunications

24%

Financial and
Insurance Services

6%

Administrative and
Support Services

4%

Accomodation and
Food Services

4%

Retail Trade

4%

Other Services

3%

Arts and
Recreational Services

2%

Health Care and
Social Assistance

2%

Manufacturing

433,500 JOBS

1%

Transport, Postal and
Warehousing

1%

546,600 JOBS

Rental, Hiring and
Real Estate Services

1%

KURING-GAI
SYDNEY
INNER CITY
WARRINGAH
RYDE
HUNTERS HILL

Employment - North subregion existing and target
Department of Planning & Environment (2015)

2011
2031

Employment breakdown by sector

The majority of workers in St Leonards / Crows Nest live in the lower
north shore, with the highest percentage of workers coming from nearby
council areas such as Lane Cove and Willoughby.
St Leonards has a highly educated workforce, with nearly half the jobs
in the area classified as Professional, Scientific and Technical Services.
About a quarter of the workforce works in the Information Media and
Telecommunications sector.

25
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2.2_Today
What’s on offer
Source: Placemaking & Design Study (SJB 2014)

The study area currently does not support a
significant amount of activities that serve as a
destination for St Leonards, although there is
potential.
Some retail is clustered around the intersection
of Albany St and the Pacific Highway offering
a variety of specialised goods such as home
wares and furniture.
Quite recently, a number of temporary art
galleries and creative spaces have begun to
appear along Atchison St. There are also a few
very successful cafes and restaurants located
across the area.
Additional facilities are located within walking
distance of the study area. Food and beverage
activities focused along Willoughby Rd suggest
a fair amount of pedestrian traffic passes
through the area from the station to Crows Nest.
Other community, sporting and recreation uses
are located south of the Pacific Highway.

26
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2.2_Today
The Study Area

1

Urban conditions close to St Leonards Station

2

Mitchell Street

4

Atchison Street

3

Through-site link on Atchison St.

5

Oxley Street

6

Sergeants Lane

7

Mitchell Street Plaza

8

Albany Lane
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2.3_CURRENT PLANS
Major development sites

ards Station
St Leon
from
1km

St Leonards is changing. In the past 4 years, the
centre has been subject to a significant number
of development applications and proposals
to amend local planning controls, some falling
within North Sydney local government area.

Legend
Public domain proposals

Many of these schemes are shifting the area
from a predominantly low scale commercial
centre to a taller mixed use precinct.

Sites seeking approval
Approved developments
Sites under construction

8

Sites with conceptual
developments

1
2

St Leonards South Masterplan
Lane Cove Council

5

1 7
9

Sites under construction
3

11

6
10

4

1
1
2
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6-16 Atchison Street

15-25 Marshall Street
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2.3_CURRENT PLANS
Major public domain and infrastructure proposals

3

Lane Cove bus interchange plaza

4

Hume Street park upgrades

Sites with major approved developments

7

18-20 Atchison Street

9

619 & 621 Pacific Highway

8

Sites seeking approval

5

1-13A Marshall Street

6

7-19 Albany Street

Exhibited planning proposals

100 Christie Street

10

472-486 Pacific Highway

11

88 Christie Street
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Community Views
The majority of people surveyed suggested that St
Leonards lacks a distinct identity, or that it has a
detached, impersonal or commercial feel.
There is strong concern that the centre does not
adequately cater to existing residents outside of
business hours.
More is needed in terms of creating a community
atmosphere. This should include additional or higher
quality open spaces and services catering to a range
of people including the elderly, families, single people,
couples and youths. Weekend markets would also be
appreciated.
Suggestions to improve open space include new
playgrounds, sheltered public domain areas, more
seating, barbeque areas and outdoor event spaces.
Desired streetscape improvements include addressing
‘tired and derelict’ spaces, adding local art and water
fountains.

3
placemaking
31
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3.1_Context
Metropolitan Context

Placemaking projects create safe and engaging
public destinations and neighbourhoods over
time. It involves the design and use of public
spaces at varying scales and the provision of
services and activities that promote people’s
health, happiness, and well being.

Local Context

A Commitment to Strong, Healthy
and Well-Connected Communities

North Sydney Open Space Provision
Strategy (2009)

Hume Street Park Upgrades

The State Government recognises that
the quality of life and the attractiveness of
Metropolitan Sydney contributes to our
competitive global advantage and reinforces
strong local communities.

The Open Space Strategy identifies St Leonards
/ Crows Nest as a priority area for new open
space. This ranking is determined having regard
to the high population density and the lack of
reasonably sized quality open spaces within
walking distance of the precinct.

Hume Street Park is located just south of
precincts 2 & 3. The park is about 3,000m2 in
area. It consists mainly of a grassed area with
paved pathways providing access to the North
Sydney Indoor Sports Centre and Kelly’s Place
childcare centre.

Having regard to the strategy, the St Leonards
/ Crows Nest Planning Study Precinct 1 (2012)
provides a detailed assessment of the quality,
quantity and accessibility of public open space
around the study area.

The North Sydney Indoor Sports Centre is a
major recreational facility in St Leonards / Crows
Nest. It consists of four fully enclosed playing
areas, grandstand seating, meeting and change
rooms, office space, and parking for up to
100 cars. Basketball and badminton is mainly
played at the centre. The centre is also able to
accommodate sports for the disabled, such as
wheelchair basketball.

‘A Plan for Growing Sydney’ stresses the
importance of creating more vibrant places
and revitalised suburbs where people want to
live. This means supporting centres with social
infrastructure and open space to allow active,
successful communities to flourish.
To this end, key actions under the Plan:
•
•
•
•

32

support urban renewal by directing local
infrastructure to centres where there is
growth (action 3.1.1)
deliver the ‘Sydney Green Grid Project’
(action 3.2.1)
deliver guidelines for a healthy built
environment (action 3.3.1)
target investment in local arts and culture in
‘priority precincts’ (action 3.4.3)

Further detail on how the above actions will be
delivered is expected to be addressed in the sub
regional delivery plans being prepared in 2015.

The study suggests that the distribution of open
space on the lower north shore is relatively
uneven with many foreshore locations enjoying
large tracts of bushland and green space,
whilst areas along the ridgeline including the
study area, offer limited green space despite
supporting some of the highest residential
densities in the region.
Accordingly, upgrading Hume Street Park forms
part of the Open Space & Pedestrian Masterplan
for precinct 1.

Council has been working with developers and
property owners to implement the recommended
park upgrade under the St Leonards Crows
Nest Planning Study for precinct 1.
A design team has developed options for the
expansion of the park which will be the subject
of community consultation.
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3.1_Context
Local Context

St Leonards Public Domain Strategy
(2003)

Draft Recreation Needs Study (2015)

The public domain strategy identifies a suite of
projects that enhance the image and character
of St Leonards. It was prepared in response to
amended development controls adopted by
North Sydney Council in 2001 that permitted
greater mixed-use development within the
centre to accommodate increased population
growth.

The draft study was exhibited for public
comment in February-March 2015. The study
suggests there is a good range of recreation
facilities in the North Sydney area, however
maintaining an adequate supply, quality and
diversity of opportunity will be an ongoing
challenge.

Establishing Atchison St as a civic ‘high street’
is a key recommendation of the strategy. Much
of this work has been completed for the western
end of the street under the Atchison Street
West Masterplan (2005) providing a safer, more
pleasant pedestrian focal point for residents
and visitors to St Leonards. The Strategy
recommends these upgrades be extended
across the precinct over time, with the creation
of a ‘linear forest’ along Oxley Street.
Many of the ideas from the strategy have been
picked up by the ‘Placemaking & Design Study’
(SJB 2014) and are presented in the following
sections of this report.

The key issues and opportunities revolve around
off road trails and the demand for cycling and
walking, provision for sport, social/family
recreation parks, water based recreation, and
the protection of open space.
Trends in recreation activities and social
indicators (such as patterns of work and
income) are likely to generate additional demand
for short duration group fitness, indoor sports
opportunities and for sports that are based on a
‘pay and play’ model.
Of particular relevance, the draft study
recommends Council pursue opportunities for
new open space and recreation opportunities
in the Crows Nest/St Leonards Pacific Highway
corridor, and in areas without open space within
300m of residential dwellings.

33

ATTACHMENT TO CiS02 - 18/05/15

Page 56

3.2_Site Analysis_public domain
Sightlines and Vistas
L S

IE
CHRIST

NS LN

W77

Topography

HENRY LN

ST

75

CHANDOS ST

80

HERBE

85

90

R T ST

B
80

80

Y
HW

A
D

80

90

F IC

C

85

Legend
85

Legend

Photo Attachment
Undisrupted
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Disrupted
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Low Point

Sight Disruption
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top location just off
the Pacific Highway

Sloping
terrain which varies across
the study area and
beyond
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St Leonards is located at the top of a prominent ridgeline with
sloping topography across and beyond the study area. The
land varies up to 19 metres in height.
The high points are generally located mid-block, between
Mitchell St and Atchison St and sloping away in all directions.
There is a low point in the section between Willoughby Rd
and Oxley St towards Crows Nest village centre, where the
original creek line used to run.
As a result of the steep topography, a number of ground floor
entries to buildings are either located above or below street
level.

Strong
building line establishes
spatial character of study
area

Blocked
sight lines due to
rise in topography

The undulating topography of St Leonards in combination
with its mostly orthogonal street grid has created many
opportunities for long sightlines and vistas. These sightlines
offer pedestrians a natural means of way finding.
Most streets have a strong building line which also assists
with wayfinding and establishes a strong spatial character to
the area.
There are points where these sight lines are broken and a
pedestrian’s sense of orientation may be lost. This is most
prominent looking towards the crest of the hill in Atchison St
and Atchison Ln as well as the disjunction between Sergeants
Ln and Atchison St.
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3.2_Site Analysis_public domain
Sight Lines and Vistas

A

Atchison Street looking east

B

Atchison Street looking west

C

Mitchell Street looking north

D

Albany Lane looking west
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3.2_Site Analysis_public domain
Public Open Space

Trees / Vegetation

Proposed
Lane Cove
Bus Rail
Interchange

Legend
Proposed/ Approved
Public Open Space
Hard Surface Public
Open Space
Green Public
Open Space

Legend

Through Site Link

Trees / Vegetation

Limited
green and hard
surface public
open space

Sterile

and low amenity hard
surface open public
space
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Christie Street Reserve is the only public green space in
the study area. As the reserve receives ample sunlight and
offers reasonable levels of shade under mature trees, it is well
utilised by the working community at lunchtime.
At present, Mitchell Street Plaza is the only paved public
space, although the forecourt to the IBM building is also
publicly available and offers more sheltered seating. Following
the construction of 6-16 Atchison St, there will be publicly
accessible space either side of the building, which may be
expanded by the approved redevelopment of 18-20 Atchison
St. There are also two arcade links in the study area, however
they are closed outside of business hours.

Framed

vistas along streets are
created by linear and
consistent street plantings

Uniform
and consistent palette
of plantings and
vegetation

Despite the lack of green public open space within St
Leonards, there are significant street plantings and vegetation.
The streets within precinct 2 support reasonably mature
deciduous plane trees. These trees offer reasonable
levels of shade in summer whilst allowing solar access in
winter, provide a softening effect to streetscape and built
environment, and reduce the effects of strong winds.
In the more residential area towards the east, there are fewer
and smaller street trees, with larger trees predominantly
located on private property, serving an important catchment
function.
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3.2_Site Analysis_public domain
Source: St Leonards / Crows Nest Access Study (Arup 2014)

Public Open Space

study

Newlands Reserve

Gore Hill Park

Hume Street
Reserve & Indoor
Sports Facility

Talus Reserve

area

Naremburn Park

Crows Nest Community
Centre
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3.2_Site Analysis_activity
Pedestrian Amenity and Dining Activity Clusters
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Dining

There is a slowly emerging cafe and dining
character to the area, anchored by key
establishments like the Nilgiris on Christie St,
the Moody Chef on Atchison St and Bazaar on
Albany St. Outdoor dining is best supported by
the few cafes along Chandos St that enjoy good
sunlight throughout the day.

Public Domain
Upgrades
Active Frontages
Awnings

N
0
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Overall, retail and dining offerings are fragmented
and struggle to compete with the high amenity
of Willoughby Rd.
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3.2_Site Analysis_activity
Community Facilities, Education and Activity Clusters

Source: Placemaking & Design Study (SJB 2014)
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There are no community or education facilities
within the study area, however there are a few
privately run education institutions just outside.
The Hume St Indoor Sports Centre supports
four fully enclosed playing areas, grandstand
seating, meeting and change rooms, with
parking for up to 100 cars. It is within a 5-10
minute walk.
The Crows Nest (Community) Centre (just off
this map) provides a wide range of services
and support. It is within a 10-20 minute walk
for able-bodied persons, or 5 minute cab ride.
In and around the precinct, homewares,
furniture and design stores are clustered at
the intersection of Albany St and the Pacific
Highway.
Quite recently, a number of temporary galleries,
artists in residence and rehearsal spaces
have been established in some of the ageing
commercial offices west of Oxley St.
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3.2_Site Analysis_solar access
Source: Placemaking & Design Study (SJB 2014)
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9am Winter Solstice

12pm Winter Solstice

3pm Winter Solstice

The above diagrams show the extent of solar access within the
study area at 9am, 12pm and 3pm on the winter solstice. The
precinct is made up of urban blocks arranged along an eastwest grid. As a result, a large proportion of the ground plane is
overshadowed throughout the day.

In the morning, the existing built form allows solar access along
Chandos Street and the eastern half of Atchison St. At midday,
Chandos St continues to receive good solar access along
its length, whilst the extent of solar access along Atchison St
decreases. In the afternoon, Chandos St and the far eastern end
of Atchison St receive sunlight.

Running north-south, Mitchell St and Oxley St receive good
solar access down their length at midday, making them suitable
lunchtime locations all year round. Similarly, Christie Street
Reserve enjoys day-long sunlight largely due to the scale of
development on the north side of Chandos St.
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3.2_Site Analysis_constraints and opportunities
Source: Placemaking & Design Study (SJB 2014)
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Having regard to the above analysis, the key
constraints to transforming St Leonards into a
high amenity mixed use centre are:
•
•
•
•
•
•

a lack of useable public open space;
no focus for pedestrian activity or retail;
no community facilities;
high volume / speed of traffic on key streets;
inconsistent lighting, paving and furniture;
unsafe laneways.

Potential development
catalyst sites

Council will work in partnership with landowners
seeking to redevelop in the area to deliver
successful placemaking projects. A more
diverse land use mix needs to be delivered along
with public domain improvements and much
needed community infrastructure to create a
sense of place.

Conversely, St Leonards offers a number of
opportunities that can be capitalised on by
future projects in the area:
•
•
•
•
•
•

strong public transport connections;
‘fine bones’ of a creative precinct;
a few ‘anchor’ establishments;
north/south running Mitchell and Oxley St;
potential to activate laneways;
significant developer interest.

It is also worth noting that a large proportion of
residents are in the 25-34 age bracket, highly
educated and well paid. This age group generally
are keen to get involved in cultural activities
such as eating out, movies and attending
music venues. There are many opportunities
to better cater to this demographic, stimulating
economic growth and providing a greater sense
of character to the area.
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3.3_Place Quality Assessment
Source: Placemaking & Design Study (SJB 2014)

Place Quality Assessment Tool

Assessment Results

The views that emerged from the community
survey are supported by the place assessment
that was undertaken by SJB as part of the
‘Placemaking & Design Study’ (2014).
The place quality assessment tool involves
rating the quality of a public space based on
six key principles that are seen to encompass
the essential aspects of successful places.
Principles include safety, accessibility and
diversity among others. The combined overall
score of a place includes an average of all the
principles. The scoring system allows direct
recommendations to be made for each place.
Overall, the study area rates are quite poor
with only portions of Atchison St and Albany
St achieving a ‘good’ place quality rating. The
gateway into the precinct at Sergeants Ln and
Christie St was rated ‘poor’ along with all of the
laneways. The two public spaces of Mitchell
Street Plaza and Christie Street Reserve only
managed ‘acceptable’ ratings.
Less than half of the sites surveyed were
considered safe due to high traffic, poor lighting
or lack of active building frontages. Very few
sites were considered ‘diverse’ or ‘enticing’
given the limited activities on offer. This is a poor
outcome for a metropolitan centre.
The results and full explanation of how the
assessment was undertaken are provided in the
appendix to the ‘Placemaking & Design Study’.
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3.3_Place Quality Assessment
Source: Placemaking & Design Study (SJB 2014)

Assessment Target
The Place Quality Assessment includes a series
of target scores that each space can potentially
achieve.
It is worth noting that not every space can
achieve 100% as each place serves a different
role and function in our urban environment that
combine to create the character of the place.
The target scores are ambitious but reflect what
should be aimed for in a modern, mixed use
centre.
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3.3_Place Quality Assessment
Source: Placemaking & Design Study (SJB 2014)

Assessment Results

Atchison Street

score 37 - 67%

Atchison St has the potential to become St
Leonard’s civic street. Public domain upgrades
such as footpath widening, seating and planting
have been partially completed between Christie
St and Mitchell St. On average, Atchison St
scores well in comparison to the rest of St
Leonards. At its best, Atchison St achieves a
respectable 67.1% where the topography is
highest near Mitchell St.
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Atchison Lane

score 21 - 30%

The potential for active laneways is clearly
appreciated in Sydney and Melbourne CBDs.
By contrast, pedestrian safety and amenity on
Atchison Ln beside the station is extremely poor.
There is limited sunlight, no activities fronting
the laneway, no street lighting and is poorly
maintained. The lane achieved the lowest place
quality rating.

Chandos Street

score 37 - 50%

Chandos St borders Willoughby Council.
Given the proximity of the low scale, heritage
conservation area to the north, the southern
side of Chandos St enjoys some of the best
sunlight in the precinct. This suggests there is
great potential for cafes and outdoor dining.
Notwithstanding, the high traffic levels and
narrow footpaths contribute to Chandos Street’s
low score.

Albany Street

score 60%

With retail, food and beverage offerings along
the western end transitioning into a leafy
residential streetscape towards Willoughby
Rd, Albany St achieves one of the highest
place rankings in the precinct. With very few
redevelopment opportunities remaining on
the street, the biggest improvements could
be achieved by encouraging more diversity in
ground level activities of existing buildings and
in streetscape upgrades.
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3.3_Place Quality Assessment
Source: Placemaking & Design Study (SJB 2014)

Assessment Results

Mitchell Street
Mitchell St was identified
and Placemaking studies
placemaking potential. It
street serving a limited
almost no active uses.

score 40%
by both the Access
as having significant
is currently a wide
traffic function with

As it enjoys good sunlight, and given its central
location in the precinct, landscaping, lighting
and the redevelopment of surrounding sites
over time will significantly transform this street.

Mitchell Street Plaza

score 41%

Mitchell Street Plaza is an underutilised and
windswept public space wedged between
Albany Ln, Mitchell St and the Pacific Highway.
Despite being one of the few public spaces
within the precinct, there is little attraction for
passive recreation here, with the majority of
public seating on offer facing a low amenity
laneway.

Christie Street Reserve

score 58%

Christie St is heavily dominated by cars and
struggles to be an enticing gateway into the
area, along with Sergeants Ln.
However Christie Street Reserve is well located
next to the station and offers well maintained
green space next to The Forum. High quality
and diverse landscaping that improves station
access and encourages outdoor dining would
transform this gateway site.

Oxley Street

score 44%

The future design of Oxley St is critical to the
placemaking of St Leonards / Crows Nest. It
forms the interface between the higher density
mixed use precinct and the residential area
fronting Willoughby Rd. At present, the grass
verges, inactive laneways, and traffic-dominated
intersections mean Oxley St only just rates as
‘acceptable’. Given the land ownership on the
western side, there is considerable potential to
transform this street.
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3.4_placemaking strategy
Public domain
PROJECT 3
Mitchell St and Oxley St linear parks

station

$ section 94, voluntary planning agreement
Two tree-lined linear parks will be created along
Mitchell and Oxley Streets to provide additional
open space that supports the future residential
and working community. The parks are ideally
located to:
•
deliver more passive recreation space;
•
enjoy lunchtime solar access;
•
incorporate water sensitive urban design.

m transfer
2

for linear park
retail

Placemaking objectives
480m upgraded civic street
2,000m2 new linear parklands
4,600m2 embellished public space
Placemaking projects that develop a
strong sense of character, culture and
cosmopolitan urban living
A diverse range of activities, including
free things to do
Comfortable, safe streets
Fine-grained pedestrian laneways
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PROJECT 1
Public domain masterplan & upgrades

$ section 94, voluntary planning agreement
A masterplan will be prepared to guide public
domain upgrades in ‘St Leonards East’. The
masterplan will incorporate the additional built
form setbacks required under this study, revise
street widths to increase footpaths along key
streets, and propose paving, lighting and street
furniture upgrades. The master plan will also
include concept designs for Christie Street
Reserve, Mitchell St Plaza and the linear parks.

Powerlines

$ section 94 contributions
St Leonards is a priority area for placing
powerlines underground. Council will liaise with
Ausgrid to coordinate this work with the planned
streetscape upgrades.

PROJECT 2
Atchison Street - a civic main street

$ section 94, voluntary planning agreement
Atchison St will become the civic ‘main street’
connecting St Leonards Station to Crows Nest.
Terraced areas will enable al-fresco dining.
High quality paving along widened footpaths,
distinctive street furniture and pedestrianfocussed lighting will create a safe and engaging
street.
The traffic role of Atchison St will be downgraded
and car parking will be reconfigured to
accommodate landscaped kerb buildouts.
Kerbs are to be extended on all corners to
provide safer pedestrian crossings.

The linear parks will be made possible through
the redevelopment of identified sites with
buildings set back along the western side of the
streets (see map 3.1). This will be incentivised
by considering the transfer of developable area
from the ground plane for additional height (see
Chapter 6).

PROJECT 4, 5, 6
Public open space upgrades

$ section 94, voluntary planning agreement
Christie Street Reserve, Mitchell Street Plaza
and Hume Street Park (in precinct 1) will be
redesigned and upgraded.
The embellishment and future ownership of
Christie Street Reserve will be negotiated with
the property owner of 100 Christie St.
The design and upgrade of the reserves
will principally be funded through financial
contributions
under
voluntary
planning
agreements. Section 94 contributions will cover
some of the planned upgrades to Christie St
Reserve, but will not be sufficient to cover the
full redesign.
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3.4_placemaking strategy
Map 3A_Public domain
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3.4_placemaking strategy
Through site links

new laneways

Placemaking objectives
480m upgraded civic street
2,000m2 new linear parklands
4,600m2 embellished public space
Placemaking projects that develop a
strong sense of character, culture and
cosmopolitan urban living
A diverse range of activities, including
free things to do
Comfortable, safe streets
Fine-grained pedestrian laneways

New north-south pedestrian links

North Sydney Development Control Plan 2013

Blocks average between 140-160m in length.
Achieving a finer, coherent network of laneways
through the study area is highly desirable as it:
•
improves the permeability of the area;
•
creates more publicly accessible space;
•
creates more affordable spaces for startup businesses and small firms to utilise;
•
has the potential to significantly transform
the character of the centre.
New, publicly accessible through site links
and courtyard spaces will connect with
existing arcades through Nexus, Arden and Air
Apartments (when constructed). The NSDCP
2013 identifies through site links at:
•
•
•

48

21 Chandos St (option 1 - NSDCP 2013);
67-69 Chandos St (option 2 - NSDCP
2013); and
26 Albany St.

courtyard

Alternative through site links (options 1b, 1c
and 2b) are possible, and may in fact better
align with existing and planned links (see map
3.2). The transfer of developable area from
the ground plane for additional height may be
considered if impacts can be mitigated such as
set back upper floor setbacks to the laneway
(see Chapter 6).
New through site links are to be a minimum
6m in width, kept open to the sky and front
an active ground floor where possible. They
will incorporate street lighting and paving in
accordance with the Public Domain Style
Manual and Design Codes 2014.
Larger developments are encouraged to
incorporate internal courtyards into the laneways
to broaden the range and form of open spaces
on offer in the precinct.

Laneway links to the station

North Sydney Development Control Plan 2013

Council will work with 100 Christie St to create
a clear, legible pedestrian links across Christie
Street Reserve and Sergeants Lane to improve
pedestrian access to the station.

Upgrading laneways
$ section 94
Paving in existing laneways will be upgraded
in accordance with the Public Domain Style
Manual and Design Codes 2014 over time.
Finer grain landuses such as small businesses,
bars, cafés, shops and cultural activities will
be encouraged in the ground floor of buildings
fronting the intersection of laneways and the
new pedestrian links.

Shared basement access

To reduce loading bays fronting Atchison St,
shared basement access arrangements as
shown in Map 3B may be investigated.
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3.4_placemaking strategy
Map 3B_Through site links
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3.4_placemaking strategy
Experience

18 hour economy

Placemaking objectives
480m upgraded civic street
2,000m2 new linear parklands
4,600m2 embellished public space
Placemaking projects that develop a
strong sense of character, culture and
cosmopolitan urban living
A diverse range of activities, including
free things to do
Comfortable, safe streets
Fine-grained pedestrian laneways

Community Arts Centre

$ voluntary planning agreement
Council will consider a public benefit offer to
provide a well located space that can be used
as a community arts centre, offering various
spaces for:
•
art & photography studios
•
dance rehearsal space
•
theatre rehearsal & set construction
•
sound proofed music studios
•
workshop
•
exhibition space
Examples of similar facilities are at section 3.5.

Childcare facility

$ voluntary planning agreement
Council will consider a public benefit offer to
provide an appropriately located 60-place
long daycare facility to support the significant
population growth.
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More business, activities & services

Outdoor dining

Changes to the non residential planning controls
under this study will mean a greater mix of
employment, dining, recreation, entertainment,
retail community and other non-residential uses
will be delivered in mixed use buildings (see
Chapter 5).

Outdoor dining is supported in commercial
and mixed use zones under NSDCP 2013.
Footpaths along Atchison, Mitchell and Oxley
Streets will be widened where possible to
accommodate those outdoor dining activities.
Ground level setbacks are also now required
along Chandos St (see Chapter 6).

North Sydney Local Environmental Plan 2013

Active street frontages

North Sydney Development Control Plan 2013

A diversity of activities and services is
encouraged within the commercial and mixed
use zones. The NSDCP 2013 provides strong
support for development that incorporates
community uses, entertainment facilities and
active street level uses that contribute to the
economic and social vitality of the centre.

North Sydney Development Control Plan 2013

Gardens and communal spaces

Design Excellence Panel, Green Roof Manual

The upper levels of mixed use developments
are encouraged to deliver important social and
recreational uses, including rooftop gardens,
tennis and basketball courts.
The North Sydney Design Excellence Panel
encourage designs that address social isolation
through well-designed communal spaces in
apartment buildings.
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3.5_PRECEDENTS
Examples of Community Spaces

Library at the Dock - Melbourne
Performance Space
A performance space has the capacity to
hold 120 people and can be used for small to
medium scale events.
Meeting and Community Rooms
The library also houses a number of multi
purpose rooms that can be hired out for
functions and meetings.
Makers Space and Design Lab
A significant amount of space on the second
floor is designated as creative production
space. Desks and rooms can be hired for
activities such as 3D printing & digital design.

Recording and Editing Suite
The library also has an audio recording and
editing suite.
Practice Rooms
A few small rooms are available for hire for
music rehearsal and arts practices.
Gallery
A flexible gallery space is located on the
second floor that exhibits art, collections and
sometimes used as a function space.
Library
The Docklands library is a cutting edge library
that also serves as a community hub. Different
events are offered on a daily basis, focussing
on skills development, creativity and the arts.
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3.5_PRECEDENTS
Examples of Community Spaces

District Hall - Boston

Thailand Creative and Design Centre - Bangkok, Chiangmai

District Hall is located in the heart of Boston’s Innovation District - a purpose planned area that
promotes entrepreneurship, creativity and innovation. Spaces are generally open plan to be
flexible and assist the exchange of ideas.

The Thailand Creative and Design Centre is an initiative by the Thai government in order to
promote and enhance a creative presence. The centres are dispersed throughout the country,
however the full range centres in Bangkok and Chiangmai offer a wide range of resources and
spaces for individuals to learn, create and promote themselves.

District Hall is a fully accessible public place that is geared towards meeting future demand and
expectations of the community. There are a number of rooms and facilities within the building:

Artistic development is encouraged through the centre’s activities, which include:

•
•
•
•

flexible open plan multipurposed function rooms
meeting pods
restaurant and cafe
flexible open plan work spaces

The centre is highly programmed, often hosting skills and knowledge based public events.

52

•
•
•
•
•

a library
workshops
exhibition spaces / galleries
co-working spaces
cafes

Much like the District Hall in Boston, the spaces and activities are designed to promote local
creative arts and cultural activities, provide positive social outcomes and encourage the local
creative economy.
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3.5_PRECEDENTS
Examples of Community Spaces

Pine Street Creative Arts Centre - Sydney City Council

The Centre - Melbourne City Council

Pine Street Creative Arts Centre is the City of Sydney’s dedicated, community focused arts
facility. It has been in operation for around 15 years. The Centre aims to encourage participation
in lifelong learning within a cultural and creative framework.

Short courses
Short courses and activities offered
throughout the year for people of all ages
and backgrounds, promoting learning and
connectedness.

Activities include:
•
•
•
•

art workshops
exhibitions
community projects
events.

These activities are designed to promote local arts and cultural activities, provide positive
social outcomes and encourage the local creative economy.

Community events and initiatives
Community
forums
and
exhibitions,
breakfast events, social action and other
initiatives promoting community involvement
and awareness of current issues and
opportunities.
The Global Homework Program
A ‘best practice’ program offering tutored,
after-school hours homework support to
primary and secondary school children.

Volunteer program
Over 200 volunteers make the programs and
activities possible.
The North and West Melbourne News
A long-running broadsheet newspaper with
over thirty years of continuous publication,
with four editions each year. Produced entirely
by volunteers.
Spring Fling Festival
A biennial street festival bringing together
the whole of North and West Melbourne, to
celebrate the richness and diversity of the
local community.
Shop front drop-in and ‘help desk’
Drop in for information & support.
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Community Views
An overwhelming majority of those surveyed consider
St Leonards to have excellent public transport services.
88% agreed that the centre is easy to access by public
transport.
There is a strong desire to see St Leonards better
integrated with Crows Nest, with traffic congestion along
Christie St, Atchison St and Chandos St reduced to
improve pedestrian amenity.
Concern over the potential increase in traffic levels from
new development was the most common access-related
issue raised in community submissions to the study,
followed by the safety and amenity of the laneways.
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4.1_Context
Metropolitan Context

2

A Plan for Growing Sydney (2014):
“PRINCIPLE 3: Connecting centres with
a networked transport system
The public transport network connects people
to centres. In doing this, it connects people
to jobs, education facilities, health centres
and hospitals, and sporting, cultural and
entertainment facilities.
Centres rely on efficient transport to serve their
customers, support their growing business and
freight functions, and to connect to the global
economy.
Efficient links within centres improves
convenience for customers, and efficient links
into centres and between centres helps people
to get to jobs, schools, universities, shops and
leisure activities.
Making it easy to get to centres and offering a
range of services at centres makes them a focal
point for the community and increases prospects
for economic growth and job creation.”
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North West Rail Link

Second Harbour Crossing

Bus Rapid Transit

The $8.3 billion North West rail link is currently
under construction. It will be the first fullyautomated rapid transit rail system in Australia
with trains operating at least every 5 minutes in
peak times.

In June 2014 the state government announced
the Second Harbour Rail Crossing. The 30
kilometre Sydney Rapid Transit (SRT) will extend
the North West rail link from Chatswood station,
south under Sydney Harbour, through to the
Sydney CBD and on to Bankstown. It will provide
a 60% increase in the number of peak trains
servicing the Sydney CBD and accommodate
an extra 100,000 passengers per hour.

State government is also examining the potential
of a bus rapid transit connecting Sydney’s
Northern Beaches to the Sydney CBD. The
study includes investigation of an east-west
corridor between Chatswood and Dee Why.

The project will link 8 new railway stations in
the north west including Rouse Hill, Castle Hill,
Epping and Chatswood, delivering a major
public transport service to the high growth
region.
It is due for completion in 2019.

Stations at St Leonards/Crows Nest and the
North Sydney Centre are proposed, although at
the time of writing no formal committment has
been made on the actual location.
In November 2014, an update to the State
Infrastructure Strategy indicates additional
stations are under investigation. These include
the Artarmon industrial area, Barangaroo and
Waterloo or Victoria Park (Sydney University).
The final business case will be completed in
early 2016.
Th new link will further reinforce St Leonards’
importance as part of the Global Economic
Corridor.

These projects will further improve St Leonard’s
connectivity and strengthen the centre’s
competitiveness.
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4.1_Context
Source: St Leonards / Crows Nest Access Study (Arup 2014)

Local Context

St Leonards Traffic and Pedestrian
Management Plan (2004)

North Sydney Integrated Cycling
Strategy (2014)

In 2001, St Leonards was rezoned from a
low-scale industrial and commercial centre to
a mixed-use precinct under the former North
Sydney Council Local Environmental Plan 2001.

Cycling plays an important role in the transport
network, particularly for trips less than 5km.
Current infrastructure is designed for confident
cyclists that are comfortable riding within
general traffic.

The Traffic and Pedestrian Management Plan
(2004) aimed to address traffic management
and pedestrian issues associated with the
expected increase to the working and residential
population in the area over the next 10 years.
Major recommendations of the plan include
downgrading the traffic role of Atchison St,
and installing traffic signals and a pedestrian
crossing at Christie St. These projects have
recently been completed.

The North Sydney Integrated Cycling Strategy
(2014) aims to cater to a broader range of users
with varying abilities, by providing a network
of well-designed cycle paths across the local
government area. Increasing cycling rates
helps to reduce traffic congestion and demand
for parking, reduces air and noise pollution,
improves community health and wellbeing, and
creates opportunities for community interaction
and connectedness.
Given the high concentration of employment
uses in and around the station, the installation
of bicycle parking and lockers will also play
an important role in increasing cycle rates and
reducing traffic.
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4.2_Site Analysis_ACCESS
Public Transport and Pedestrian Access
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Source: ABS - Journey to Work: St Leonards 2011

Source: ABS - Journey to Work: St Leonards 2011

St Leonards is an established and well serviced transport
interchange with around half of all trips made to the area by
public transport, 80% of which are by train. The station is the
7th most patronised station on the rail network outside the
CBD, with more than 16,000 daily arrivals and departures in
2012 (NSW Bureau of Transport Statistics). Bus routes run
frequently along the Pacific Highway and Willoughby Rd.

St Leonards cycling environment is improving. A wide,
dedicated cycle lane has now been identified on the uphill
section of Atchison St. Cycleway logos will soon be added
to the downhill sections, and the design of Oxley St cycle
path is now underway.

Maintaining good quality connections from the station to key
destinations is critical. Pedestrians enter the study area via
Christie Street or Sergeants Lane. Most pedestrians were
observed to walk along the Pacific Highway and Albany St to
get to Crows Nest. Atchison St is not well utilised.

St Leonards

0.8%
Travel to work
Bicycle
St Leonards

NSW

0.7%
Travel to work
Bicycle
New South Wales

The North Sydney Integrated Cycling Strategy identifies a
new cycle route along Willoughby Rd and Holtermann St to
connect to Atchison St.
There are no bicycle parking lockers or racks within the study
area, however there are a couple of lockers in Chandos St
within the Willoughby local government area.
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4.2_Site Analysis_ACCESS
Source: St Leonards / Crows Nest Access Study (Arup 2014)

Vehicular Traffic
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Pedestrians crossing Christie Street
Source: ABS - Journey to Work: St Leonards 2011
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Car
New South Wales

The study area is well served by the road network however
congestion is common at the traffic signals on Albany St
and Christie St intersections of the Pacific Highway, resulting
in significant vehicle delays at certain times of the day. The
congestion is largely a result of regional traffic from the Gore
Hill Freeway heading for the Pacific Highway. The remaining
intersections operate satisfactorily.
Over the last decade, the proportion of people travelling to
St Leonards by car has fallen from 62% to 44%. Recent
surveys by Roads & Maritime Services show St Leonards
has one of the lowest traffic generation rates during peak
hours. This shows the willingness of residents to travel by
public transport.

Cyclist crossing Christie Street

Pedestrians crossing at Chandos Street
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4.2_Site Analysis_ACCESS
Source: St Leonards / Crows Nest Access Study (Arup 2014)

Access Study 2014

Vehicles Get Preference

A Fragmented Network

Taxis Reduce Car Dependency

As the Traffic & Pedestrian Management Plan
(2004) is now over 10 years old, an Access
Study was commissioned (Arup 2014), to
inform this Study.

Walking is a fundamental mobility need of
society. It should be a safe, convenient and
enjoyable activity. High quality streets reduce
the number of private vehicle trips for local
journeys as well as encouraging public transport
for longer trips. This contributes to healthy and
engaged communities.

As it stands, the cycle network is highly
fragmented and poorly connected to cycle
paths outside the local government area. End of
trip facilities are close to non-existent.

Taxis can reduce vehicle dependency and
provide a flexible transport alternative,
particularly for elderly and less mobile users.
At present there are no dedicated taxi ranks
within or adjacent to the study area. Taxis were
observed obstructing traffic to pick up or drop
off passengers near the station.

The study identifies a suite of new measures
that encourage walking, public transport and
bicycle use to support the current and future
population of St Leonards.
These measures are required to reduce traffic
generation because as our population grows, a
‘business as usual’ approach - where additional
traffic is generated at rates similar to current
levels - is no longer feasible. Innovative solutions
are now needed to reduce car dependency and
promote sustainable modes of travel.

Both the Access Study (Arup 2014) and the
Placemaking & Design Study (SJB 2014)
suggest that our streets are not working as well
as they could. The exit/entry points from the
station are poor, pedestrian conflict with traffic,
particularly on Christie St, is unsafe. By its
nature the Pacific Highway offers a low amenity
connection to Crows Nest and alternative routes
are obstructed by roundabouts or pedestrian
refuges that prioritise vehicles over pedestrians.
Paving upgrades along the western end of
Atchison St and the recent installation of traffic
signals on Christie St have significantly improved
pedestrian safety and amenity near the station.
However it is clear more can be done.

Possibilities for Laneways
The condition of laneways in the study area
is also of concern. They are poorly lit, contain
no active uses to offer safety through passive
surveillance and lack footpaths. Both Sydney
and Melbourne CBDs have shown what is
possible on laneways. It is time we start looking
at what is possible here.
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The Access Study suggests the level of
development interest in the study area presents
an opportunity to deliver planned upgrades to
the cycle network and provide good quality end
of trip facilities.

Reducing the Demand for Cars
Better Access to Public Transport
The development potential being considered in
the study area is largely based on the proximity
of the land to high level public transport services
at the St Leonards Interchange.
The Access Study emphasises the need to
strengthen pedestrian and cycle connections
between the station and key land uses,
and minimise walking times for passengers
interchanging between bus and rail. This will
ensure residents, workers and visitors are easily
within a 5-10 minute walk of public transport,
keeping car ownership and trips to a minimum.
A primary issue identified in the Access Study
relates to the lack of seating and poor location
of northbound bus stops in the Lane Cove local
government area. These recommendations will
be raised with Lane Cove Council.

Traffic congestion, particularly along Christie St,
Chandos St and Albany St is threatening the
appeal of the centre as both a business and
residential location.
As public transport connections are already
strong, the Access Study recommended
measures to reduce the demand for private
vehicle usage. A ‘business as usual’ approach
- where traffic from new developments is
generated at similar rates to current levels, will
not be feasible to support growth in the centre.
In recent years, travel for work related trips has
shifted away from private vehicle use to the
point where a greater proportion of workers
now arrive via public transport compared to
private vehicles. Reducing the amount of on-site
parking in new developments is one measure to
encourage public transport use.
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Summary of current traffic issues
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Walking & Cycling
Source: St Leonards / Crows Nest Access Study (Arup 2014)

Intersection upgrade
Vehicular Route

Pedestrian Route

Access objectives

Street Function

Investigate intersection upgrades

The centre of the study area will be transformed
into a pedestrian and cycle friendly precinct.
Street widths and kerb alignments along
Atchison St, Mitchell St, Oxley St and Chandos
St will be reviewed to increase footpath widths
where possible, introduce landscape elements
and slow down traffic.

Intersection upgrades that make it easier for
pedestrians and cyclists to cross streets that
serve a higher traffic function will be investigated.

St Leonards Access Study (Arup 2014)

A welcoming and easy to access centre
Safer & more interesting streets
No increase in traffic generation
A place that prioritises walking, cycling and
public transport over private vehicles
Healthy & engaged community

Further work may be undertaken to determine
whether a portion of Mitchell St or Atchison St
can be permanently closed to traffic.

Signage to improve wayfinding
St Leonards Access Study (Arup 2014)

A wayfinding strategy will be prepared to inform
the streetscape upgrades.
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St Leonards Access Study (Arup 2014)

This includes Christie St (north), Albany St and
Willoughby Rd.

Taxi Rank

St Leonards Access Study (Arup 2014)

Council will investigate establishing a dedicated
taxi rank in the study area. The Access Study
(Arup 2014) has proposed a possible location
along Christie Street.

Cycle route upgrades and parking

$ state project / integrated cycling strategy
The North Shore Link Cycleway is currently
being planned. This is a joint project by Roads &
Maritime and Transport for NSW in collaboration
with local councils. The regional cycleway will
connect Willoughby and North Sydney local
government areas through to the Harbour
Bridge.
Local cycleways identified in the Integrated
Cycling Strategy (2014) are progressively being
completed in the area. These will connect St
Leonards to the regional cycle route.
Opportunities for secure bicycle parking facilities
will be considered near the station. Short stay
bicycle parking rails should be installed in the
precinct.
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Map 4A_Walking & Cycling
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Traffic & Parking
Source: St Leonards / Crows Nest Access Study (Arup 2014)
Source: North Sydney Council ESD Best Practice Project (NSC 2013)

Access objectives
A welcoming and easy to access centre
Safer & more interesting streets
No increase in traffic generation
A place that prioritises walking, cycling and
public transport over private vehicles
Healthy & engaged community
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Parking Rates
NSDCP 2013

Parking is one of the centre’s
opportunities to effect change.

Satisfactory arrangements
biggest

A review of North Sydney Council’s parking
rates was undertaken as part of the North
Sydney ESD Best Practice Project in 2013.
The North Sydney DCP 2013 now sets
maximum on-site car parking rates for various
land uses. Importantly, as a result of the ESD
project, proposals significantly below the
maximum rates will now be considered in the
study area given its proximity to public transport.
This accords with the State Government’s draft
Apartment Design Guide 2014.

NSDCP 2013 / VPA

There will be no increase in traffic generation as
a result of additional development in the centre.
Site specific planning proposals prepared as
a result of this study are to demonstrate that
satisfactory arrangements are in place to ensure
the proposal will not result in increased traffic
generation over existing height development
built to controls.
Satisfactory arrangements may include:
•

Appropriate DCP parking rates being in
force; or

•

A agreed travel plan or commitment to a
reduced parking supply via a voluntary
planning agreement.

Innovative Parking Schemes
New development

Allowing people to purchase or rent housing and
parking separately can mean significant savings
for households wanting to take advantage of
the excellent public transport system and not
own a car.
Both the journey to work data and anecdotal
evidence suggests the residential market in St
Leonards does not require as many car spaces
as other centres.
Planning
proposals
and
development
applications are strongly encouraged to
incorporate innovative parking management
schemes to limit traffic generation:
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Traffic & Parking

1. Shared parking arrangements may work
well in mixed use areas. This is where car
spaces serve a number of different users at
different times of the day.

2. Parking as a rental option is where the

developer retains ownership of the car space.
Renting car spaces can lead to more affordable
housing as the capital cost of the space is
removed from the property price.

3. Unbundling parking involves selling
car spaces separately from the commercial
property or apartment. This sets a clear price
on car spaces, drives down demand and makes
apartments more affordable.

4. Green Travel Plans Effective Green Travel

Plans that promote walking, cycling and public
transport, are to be submitted with development
applications that involve 50 or more dwellings,
non-residential developments over 2,000m2 and
education establishments supporting over 100
students.

6. Underground multi-block parking
achieves greater efficiency of land and reduced
number of entry spaces on the laneway.

7. Design flexibility enables parking areas
to be converted to storage, bicycle parking or
living/working space when no longer needed for
cars.

For major destinations, Transport Access
Guides showing bus and rail connections
should be made available to the public.

5. Car Share

The Access Study (Arup 2014) quotes a recent
study that shows each car share vehicle
normally replaces about 12 private motor
vehicles. Initiatives to increase the provision of
car share will be investigated.
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Community Views
The community is keen to see a wide variety of new
activity and services in St Leonards.
Suggestions include a new shopping centre, places
offering free Wi-Fi, a greater variety of shops, more
restaurants, cafes, small bars, and other places offering
night life activities such as a live music venue.
Local businesses see the broad mix of small businesses
in the area is a point of difference to other centres, and
something worth preserving.
Shared workspace, event space for businesses and
community, as well as ‘soft infrastructure’ such as
education and support programs would help startups
and new businesses establish in the area.

5
employment
67
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5.1_Context
Metropolitan Context
Source: A Plan for Growing Sydney (DP&E 2014)

A Plan for Growing Sydney (2014):
PRINCIPLE 2: Stronger economic
development in strategic centres
and transport gateways
“Locating jobs in around 30 to 40 large centres
across Sydney provides the greatest benefits to
the city’s overall productivity.
Sydney’s largest and most important hubs
for business and employment are ‘strategic
centres’ and Sydney’s ‘transport gateways’.
Together, these locations account for 43 per
cent of all jobs across Sydney.
These locations will be an important focus for
future growth because of their size, diversity of
activities, their connections (mainly to the rail
network), and the presence of major institutional
activities such as health and education facilities
or Sydney’s major airports and port.”
Key actions under the Plan:

•

•

68

Grow high-skilled jobs in the Global
Economic
Corridor
by
expanding
employment opportunities and mixed-use
activities (action 1.6.1)
Invest in strategic centres across Sydney to
grow jobs and housing and create vibrant
hubs of activity (action 1.7.1)

A Specialised Office Centre
St Leonards is located within Sydney’s ‘global
economic corridor’, being the area of significant
economic activity that stretches from Macquarie
Park and Norwest business park to Sydney
Airport and Port Botany.
St Leonards is
identified as a ‘specialised centre’ due to the
regionally significant economic and employment
functions of the Royal North Shore Hospital, and
associated clusters of medical, research and
education activities.
Priorities for St Leonards under ‘A Plan for
Growing Sydney’ are:
•
“Work with council to retain a commercial
core in St Leonards for long-term
employment growth.
•
Work with council to provide capacity for
additional mixed-use development in St
Leonards including offices, health, retail,
services and housing.
•
Support health-related land uses and
infrastructure around Royal North Shore
Hospital.
•
Work with council to investigate potential
future employment & housing opportunities
associated with a Sydney Rapid Transit
train station at St Leonards/Crows Nest.”

Left: A Plan for Growing Sydney(2014)
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Local Context
Source: St Leonards Strategy (Lock 2006)
Market Feasibility Study (SGS 2014)

St Leonards Strategy 2006

Market Feasibility Study 2014

The St Leonards Strategy (2006) was prepared
by Willoughby, Lane Cove and North Sydney
Councils in consultation with the Department
of Planning & Environment.
The strategy
establishes a coordinated planning approach
from the three councils, including how the
economic role of the centre can be strengthened.

There is concern, however, that St Leonards
is not currently fulfilling its employment role.
A Market Feasibility Study (SGS 2014) was
commissioned to inform this study. It suggests
the Centre is suffering from ageing commercial
office stock, low pedestrian amenity in some
areas and a lack of night time activity.

The 2006 Strategy envisages increased
employment and residential development in
the centre, underpinned by public domain
improvements and new retail opportunities
driven by the increase in population. In the study
area, the strategy notes continued replacement
of low-rise industrial and business buildings for
higher-rise mixed use buildings.

Commercial development has been affected by
broader trends in the office market including:
1).
the general downturn in commercial
property since the global financial crisis and
2). increasing attraction of the business park
office centres offering larger floorplates, lower
rents and car-based accessibility.

Of the previous 8,000 total employment capacity
target, the Strategy allocates an employment
target of 980 additional jobs by 2031 within the
study area. This additional capacity was secured
by rezoning a portion of mixed use land next
to the railway station to commercial through
the NSLEP 2013. The remainder of the target
is expected to be met within the Royal North
Shore Hospital site and the southern business
district of Lane Cove (see map)

Residential development has high appeal in the
current market due to high demand and low
interest rates.
Notwithstanding,
the
Market
Feasibility
Study notes that vacancy rates are declining.
Discussion with the Department of Planning
& Environment suggests there are indications
that the appeal of suburban office markets will
improve as capacity within the Sydney CBD is
taken up.

Above: St Leonards Strategy (2006)
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Zoning

Land use
Source: North Sydney Local Environmental Plan (2013)
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NSLEP 2013 zones the area within the
immediate vicinity of the railway station to B3
Commercial Core. The B3 zoning reflects a key
recommendation of the St Leonards Strategy
(2006).
The B3 zone encourages a wide range of
employment opportunities, including retail,
business and office use. It also permits
community and other suitable land uses that
serve the needs and interests of the community,
such as child care centres, entertainment
venues, health services, restaurants and cafes.
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Source: SGS Economics & Planning (2014)

The majority of the study area is zoned B4
Mixed Use. The objective of the B4 zone is to
create an interesting and vibrant centre with
a mix of compatible land uses. The zone has
enabled medium-high density residential towers
to be developed over podium level employment
spaces.

Despite the considerable amount of land zoned
for mixed use, almost 50% of the existing floor
space within the study area comprises of office
floor space (SGS 2014). Existing development
in the area ranges from ageing 2-3 storey
commercial buildings along Oxley St, to around
12-storey commercial buildings near the station.

The study area transitions to R4 High Density
Residential, east of Oxley St at Crows Nest
Village. The R4 zone aims to provide a variety of
housing types that complement the amenity of
the surrounding area.

There are ten major mixed use developments
spread along Chandos, Atchison and Albany
Streets, and approval for seven more at the time
of writing.

In addition, there are a number of approvals for
mixed use developments that are within the B3
zone (those being 100 Christie Street, 619 and
621 Pacific Highway), which were issued before
the B3 zoning was introduced in November
2013.
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Non-residential floor space ratio (FSR)

Observed Vacancy
Source: North Sydney Local Environmental Plan (2013)

Source: SGS Economics & Planning (2014)
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NSLEP 2013 contains a non-residential floor
space ratio (FSR) control that applies to all land
zoned B4 Mixed Use. This control determines
the proportion of a building that is not to be
used for residential purposes. The purpose
of the control is to ensure there is sufficient
employment floorspace within the mixed use
portion of our centres. It also enables recreation,
education, health and other related services
to be supported within the podium levels of
buildings.

With the current high market return on residential
development, Council receives many requests
to reduce the non-residential FSR control within
the B4 zone. There has also been a recent trend
where development applications incorporate
serviced apartments to meet the non-residential
FSR control. However, due to low levels of
employment generated by such activities, this
effectively reduces the employment function of
the land. Council is currently seeking to amend
NSLEP 2013 to exclude serviced apartments
from the calculation of non-residential floor
spade.

The land use audit conducted by SGS in
May 2014 estimates there was 10,730m2 of
total vacant floorspace in the study area. This
translates to an office vacancy rate of around
10.5%, which is significantly lower than the St
Leonards / Crows Nest vacancy estimates of
13.8% by Knight Frank (2013) and 14.3% by
PCA (2014).

Real estate analysts suggest employment land
in St Leonards / Crows Nest is experiencing
weak demand due to an overall trend for larger
scale tenants seeking larger floorplates in North
Sydney and the CBD. The increasing attraction
of cheaper rents and car-based accessibility
offered by Macquarie Park also contributes to
the weaker demand.

Vacancy rates peaked in 2010-11 following the
global financial crisis, but have been steadily
declining over the last few years.

Noting where the majority of vacant commercial
buildings are located, Council is of the opinion
that property speculation is contributing to the
observed vacancies in the study area.
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Quality of Office Stock

Total Office Stock
Source: SGS Economics & Planning (2014)
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General Trends

Other Competitive Markets

St Leonards

Chatswood

Macquarie Park

North Sydney

St Leonards / Crows Nest has a high proportion
of C-grade office floorspace. Larger and higher
profile businesses tend to look for large floorplate
and higher grade office space in other centres
resulting in St Leonards currently attracting
smaller businesses looking for cheaper or
temporary lease office space. Therefore the
existing C-grade office space is meeting a
specific market need.

Chatswood is a major retail and business centre
for the North Shore. It supports two large
shopping malls, a major interchange, regional
community facilities, as well as a high proportion
of A-grade high-rise office space. It is the 4th
largest regional centre and the largest retail
centre outside the Sydney CBD.

Macquarie Park is a significant and rapidly
growing business park with a high concentration
of research and businesses specialising in
IT&T, communications, medical research and
pharmaceuticals. Macquarie Park has capacity
for over 2 million m2 of commercial floor space.
Macquarie University, Macquarie Hospital as
well as Macquarie Shopping Centre are also
major assets in the area.

North Sydney forms part of Global Sydney
- Australia’s economic powerhouse and
international gateway for business and tourism.
North Sydney is the third largest office market in
Australia behind Sydney CBD and Parramatta.
The Centre has industry specialisations in
information and communications technology,
finance and engineering services.
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Industry profile

Average Commercial Rents
Source: SGS Economics & Planning (2014)

There is currently 112,600m2 of employment
floorspace within the study area, equating to
some 3,400 retail and office-related jobs (SGS
2014). Employment floorspace accounts for just
over half the total floorspace.
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As of October 2013, St Leonards attracted
an average rent of $408 per m2. This is on par
with Chatswood, but is significantly higher than
Macquarie Park.

INFORMATION MEDIA AND TELECOMMUNICATIONS

Sydney

St Leonards and Crows Nest also contain a
fair mix of smaller, creative/artistic businesses
including film, music and dance companies,
architecture, landscape architecture and
interior design firms, graphic and web design
consultancies, art and photography stores, and
special boutique shops.

Professional, Scientific
and Technical Services

North Sydney

It is also worth noting the significant number of
creative industry activities spread across the
surrounding areas. Nearby, Artarmon, with its
light industrial urban fabric, contains quite a
distinct film and television industry with affiliated
media companies tightly clustered around the
SBS TV and radio station. Another cluster of
creative industries occurs in the high-technology
corporate park of Gore Hill.
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Despite it’s proximity to the Royal North Shore
Hospital, health care accounts for only 2% of
the employment floorspace.

North Sydney
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Services		
Veterinary Services		
Professional Photographic Services
Other Professional, Scientific and Technical 		
Services n.e.c.			
Computer System Design and Related Services

St Leonards

6910

North Sydney

PROFESSIONAL, SCIENTIFIC AND TECHNICAL
SERVICES		
		

Consultation with the real estate sector reveals St
Leonards currently attracts smaller businesses,
generally with 3-6 employees, looking for
spaces less than 100m2, with cheaper, shortterm lease arrangements.
The area specialises in information media,
telecommunications and professional services.
These industries are set to experience some of
the highest growth rates to 2031 (SGS 2014).

Source: SGS St Leonards Market Feasibility Study 2014
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Employment Capacity

Serviced Apartments

Change in job capacity: 2014-2031

Source: Market Feasibility Study (SGS 2014)

For the study area, NSLEP 2013 is estimated to
support anywhere between a loss of 2,000m2
to an additional 32,000m2 of employment
floorspace (SGS 2014). This equates to a
potential loss of 60 jobs to an additional 970
jobs. The significant range is due to the upper
and lower limits set for non-residential FSR
in the planning controls and the economic
feasibility of redevelopment under the current
height controls.
Council has been approached by multiple
landowners of land zoned B3 Commercial Core
seeking a rezoning back to B4 Mixed Use.
Should that land be rezoned back to the B4 zone,
in response to market demand, it is estimated
the study area could lose over 30,000m2 (27%),
of employment floorspace resulting in a loss of
900 jobs on existing employment figures (SGS
2014).
In reality, this scenario is already occurring, with
three approvals for mixed use development
in the B3 zone under the previous local
environmental plan, as well as the progressive
replacement of low scale commercial buildings,
with taller mixed use development.
The situation is exacerbated by the approval of
6-16 Atchison St for residential and serviced
apartments, under the state government’s now
repealed Part 3A legislation. Despite planning
controls that would have enabled some 200
additional jobs, the approval has allowed
a development that significantly breaches
Council’s height controls without contributing
any meaningful employment function in the
Centre.
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Serviced apartments are short-term selfcontained accommodation for tourists and
other visitors. They serve a useful function in
St Leonards as temporary accommodation
near the Royal North Shore Hospital, and may
also add to the night time economy of the area
with patrons supporting local restaurants and
venues.
Serviced apartments are permissible in both the
B4 and B3 zones in St Leonards.
There is concern that many development
applications for mixed use development are
incorporating serviced apartments not through a
demonstrated market need, but simply to meet
the non-residential floorspace ratio controls of
NSLEP 2013. At the time of writing, over 100
serviced apartments have been approved in the
study area, 65 of which are being provided at
6-16 Atchison Street.
Property owners are claiming a lack of viability
for the serviced apartment component of
their developments. This has resulted in the
lodgement of a number of planning proposals
seeking an amendment to the non-residential
FSR controls applying to the relevant site to
enable conversion of the serviced apartments
to residential accommodation. This process
undermines the employment function of those
Centres.

2000 Job Loss

Existing Controls Maximum
LEP RANGE
1030 JOBS

Existing Controls Minimum

Job Loss:
900

Rezoning Commercial To Mixed Use

Jobs

Jobs

Current
Employment Demand

Forecasted
Employment Demand

2014

2031
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5.3_Market Advice
Summary

Market Demand
Source: Market Feasibility Study (SGS 2014)

The study area is estimated to need 34,000m ,
(30%), additional employment floorspace to
meet demand by 2031 (SGS 2014).
2

To achieve the projected job growth rate:
•

•

professional, scientific and technical
services will require an additional 25,500m2
of office space; and
information media and telecommunication industries will require an additional
9,000m2.

This translates to approximately 1,000 additional jobs over the long term.
These estimates are based on the Australian
Bureau of Statistics 2031 forecast data for each
of the existing industries in the study area. It is
on par with the 980 additional job target under
the St Leonards Strategy (2006).
Having regard to the estimated range of
employment capacity under the LEP, the worse
case scenario for employment is that the study
area not only loses 900 jobs in the short to
medium term through the ongoing conversion of
commercial to mixed use buildings, but cannot
meet forecast demand for 1,000 additional jobs
by 2031 (ie. the study area will see a net loss of
nearly 2,000 jobs in the long term).

Office market vacancy : 2001-2012
Source: PCA (2015)

Despite the long term forecast reinforcing state
and local employment capacity targets and
North Sydney’s planning controls providing
sufficient capacity, short-term market demand
is currently for residential uses.
Residential development returns a significantly
higher profit margin in the current market.
Being so close to the high amenity of Crows
Nest and offering excellent accessibility to
North Sydney and Sydney CBD jobs, it is no
surprise that the study area has high appeal as
a residential location, and people are willing to
pay comparably higher prices to live here.

GFC

20%

15%

St Leonards /
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Macquarie Park
North Sydney
Chatswood

10%
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0%
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Having regard to the long term strategic plans
for St Leonards, it could be argued that the
planning framework, at a state and local level,
has been too flexible. Once land has been
redeveloped for residential purposes and is
strata titled, it is permanently taken out of the
employment market. Should this trend continue,
the Centre will not meet forecast employment
demand by 2031.
The consequence of not providing jobs close to
St Leonards railway station is that people will
have to travel further for employment. This has
environmental, social and economic impacts on
future generations.
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Room to grow
Increase Employment Capacity

Additional Permitted Use

Planning proposals

Planning proposals

The planning framework will support the longterm commercial investment in the Centre.
Employment capacity will be protected and
increased on certain sites through the following:
•

removal of maximum non-residential FSR
controls from the B4 Mixed Use zone

•

removal of serviced apartments from the
calculation of non-residential FSR in the B4
Mixed Use zone

•

consideration
of
landowner-initiated
planning proposals seeking increases in
the maximum height limit in accordance
with Chapter 6, provided the proposed
minimum non-residential FSR is consistent
with Map 5A.

Employment objectives
A centre that capitalises on the knowledge,
skills and creativity of the local community
Keep North Sydney
economically competitive
An attractive place to do business
that supports small to medium sized
businesses, startups, galleries,
entertainment and specialty retail
Support jobs close to home
Increase activity & services for the
community
Protect employment space
for future generations
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To support these changes, the podium levels
of schemes are encouraged to include welldesigned non-residential uses such as:
•
•
•
•
•
•
•
•
•

office space, particularly catering to small
to medium enterprises;
creative business hubs;
shared or co-working spaces;
rentable meeting or event spaces;
incubator spaces;
retail and dining options;
entertainment facilities;
gallery and community spaces;
indoor fitness centres.

Landowner-initiated planning proposals to allow
“shop top housing” as an additional permitted
use will be considered on the following sites
provided the proposed minimum non-residential
FSR accords with Map 5A:
•
100 Christie Street
•
619 & 621 Pacific Highway
A planning proposal to allow “shop top housing”
as an additional permitted use in the Christie
Street masterplan area (Chapter 6) may be
considered provided there is no net loss in nonresidential floorspace over current planning
controls.

Mixed Use Design
Council project

From stakeholder discussions, it is understood
the mixed use building typology presents
a number of challenges, particularly for
developers and the finance industry. If there
is a demonstrated need, Council will prepare
design advice on successful mixed use building
typologies that could be applied in St Leonards.
At a minimum, the podium level of new mixed
use developments should be designed to
provide sufficient flexibility for future conversion
between retail, commercial and community
land uses - the guiding principle being ‘long life,
loose fit’.
Podiums orientated to the south are not
considered suitable for residential uses due
to poor solar access and therefore resulting in
poor amenity.
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Room to grow

Map 5A_Non-Residential Floor Space Ratio

Supporting Start-Up Businesses
Voluntary Planning Agreement

Willoughby Council
B3 Commercial Core Land

A public benefit offer to provide works in-kind,
dedication of land or a material public benefit to
support a planning proposal will be considered
for start-up commercial space.
Offers of non-residential podium floor space
within a mixed use scheme will enable Council
to provide affordable
space for start-up
businesses that would otherwise have limited
choices beyond working from home. This will:
•
•
•

support much needed employment space
geared to young creatives;
activate the podiums of buildings with a
greater diversity of uses; and
provide significant benefits to the public
through greater services and activities.

Council will investigate funding models that
support the establishment of incubator offices
within the study area.

Pop Up Shops
Council project

North Sydney Council’s existing ‘Pop-up Shop’
program transforms empty spaces into creative
and vibrant shopfronts and is available to artists
for a six month period, in return for the provision
of free community art activities and workshops.

Willoughby Council
B3 Commercial Core
Land

4

1

North Sydney Council
B3 Commercial Core
Land

14 _NEW

1
14 _NEW

13 _NEW

2

13 _NEW

2

13 _NEW

2

5

6

6

6

6

Planning
Proposal

Legend
Area1
Minimum 3:1

Area 10
Minimum 1:1

Area 2
0.75-2:1

Area 12
Minimum 2:1

Area 4
1-2:1

Area 13_NEW
Minimum1.5:1

Area 5
0.6-2:1

Area 14 _NEW
Minimum 4:1

Area 6
0.5-2:1

Masterplan Site

6

10
Planning
Proposal

12

6
6

10
9

Lane Cove Council
B3 Commercial Core Land

6

6

9

Area 9
0.5-1:1

13
6

13
6

6
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5.4_employment strategy
Conditions to compete
Promoting St Leonards

State Government Recognition

Newsletters, electronic media

Subregional Delivery Plans

Successful centres offer a wide variety of
activities. St Leonards is fortunate to have a
public and private hospital, retail area, industry,
office and residential precincts, and is in close
proximity to the restaurant strip of Crows Nest.
St Leonards will be actively promoted as a place
to do business. Council will seek the support
of Lane Cove and Willoughby City Councils to
actively promote St Leonards as an accessible
and attractive employment centre.
Example of linear park proposal - Mascot
Source: SJB (2014)

Employment objectives
A centre that capitalises on the knowledge,
skills and creativity of the local community
Keep North Sydney
economically competitive

State Government plans

Businesses and skilled labour need to be
supported by strong public transport services.
St Leonards already enjoys excellent public
transport services, however the Centre
competes with the highly connected Sydney
CBD and car-based accessibility of Macquarie
Park. Better transport connections will make
the Centre more competitive.

An attractive place to do business
that supports small to medium sized
businesses, startups, galleries,
entertainment and specialty retail

Council will lobby the State Government to have
St Leonards well-serviced by the Bus Rapid
Transit.

Support jobs close to home
Increase activity & services
for the community

Similarly, Council will work with State agencies
to ensure the employment function of the
Centre is supported by the Second Harbour
Rail Crossing, if it proceeds.

Protect employment space
for future generations
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Public Transport Connections

When the Department of Planning & Environment
prepares the subregional plan with local
government, Council will strongly advocate that
the subregional plan continues to recognise the
important employment function of St Leonards
as a specialised centre.

Design Advice
Council services

To stimulate commercial development in the
precinct, St Leonards needs to be competitive.
Strategies will be put in place to attract small
to medium businesses requiring ‘niche’ high
quality office space, offered as part of genuine
mixed use development.
Council will provide advice on designing for
small to medium businesses on:
•
planning proposals;
•
Design Excellence Panel meetings;
•
pre-lodgement meetings; and
•
development assessment stage.

Public Domain Upgrades
See Chapter 3

Public domain upgrades that deliver attractive,
well-maintained streets and open spaces will
support a well-connected, more interesting and
engaging centre that stimulates local economic
development. This will achieve a point of
difference with Macquarie Park.
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Map 5B_Major firms
North Shore Hospitals
and
Kollings Institute

AMP Financial
Services
Cardno
IBM
and
Lenovo

ards Station
St Leon
from
1km

Jacobs

Electroboard
Northern Sydney
Institute
TAFE
Gore Hill
Technology Park

Leightons

Toyota Finance
and
ECM2

Ogilvy&Mather
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What is a Startup?
Three stages of Startups

Stage of Lifecycle

1

Likely workplace

!
Idea Stage

Cafe

2
Startup Stage

Co-working

3
Growth Stage

Co-working
/ own office

80

Technology entrepreneur Paul Graham
defines a startup as:

“ ...a company designed to
grow fast. Being newly founded
does not in itself make a
company a startup. Nor is it
necessary for a startup to work
on technology, or take venture
funding, or have some sort of
“exit.” The only essential thing
is growth. Everything else we
associate with startups follows
from growth. ”1
Startups are traditionally associated with
the digital and technology industries
due to their ability to “scale” or grow
fast.
Startups differ from traditional businesses
in many ways and require the right
conditions in order to grow and prosper.
There are several overarching factors
which provide a higher likelihood of coworking spaces to flourish and startups
to be sustainable (UP Global, 2014) :

Human Capital – availability of a
highly skilled and flexible talent pool
Density – a high amenity built
environment which allows knowledge
based industries to cluster and
exchange ideas easily.
Network- Density of networks - an
environment which fluidly links
academics, research networks,
businesses and community
Culture – embracing the
entrepreneurial spirit - life long
learning, leadership, creation and
failures.
Promotion - Promotion of
entrepreneurship, opportunities and
education.
Material Capital – Availability of
financing, experienced investors, and
incentives.
Policy – An economic/political
environment which is supportive and
stable.
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Where are Startups located?
Source: Startup Muster 2014

St Leonards / Crows Nest
8

2013 6

2014

7

2014 7

Chatswood

Neutral Bay
2013 2

2013 4

2014 5

2014 3

Lane Cove

North Sydney

Pyrmont

2013 1

2013 1

2014 3

2014 3

2013

2014 6

2014

2013 1

53
66

Darlinghurst / Surry Hills

Ultimo
19

2014

Rose Bay

Sydney

2013 1

2013

29

Manly

2013

2014 4

Paddington / Moore Park

2013

12

2013 6

2014

12

2014 6

Darlington
2013 1
2014 4

Alexandria / Beaconsfield
2013 6
2014

10

Kensington

Newtown / Enmore

2013 1

2013 0

2014 3

2014 4

Randwick

Bondi / Bondi Beach

2013 3

2013 6

2014 4

2014 8

Maroubra
2013 2
*Raw data provided by Startup Muster 2014

2014 4
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What is a Co-working Space?

Startnest - Crows Nest

‘Co-working spaces:
“...focus on collaboration with their
‘residents’, nearly exclusively being
open plan in design and mostly having
regular events to facilitate networking and
education, with an aim to develop the
resident businesses....”
1

Jonothan Hermman - Startnest

Village - North Sydney

Co-working spaces are places that
promote a free exchange of ideas
and are closely related to startups,
entrepreneurship and high knowledge
based industries such as technology, IT,
design, medicine/health and finance.
Co-working spaces come in many forms,
offering varying services depending on
the organisation’s interests, stakeholders,
and investors. Entities such as incubators
and accelerators are closely associated
with co-working spaces, which offer
more personalised services than coworking spaces, often in exchange with
a part of the startup’s equity.

Universities are often involved in business
incubation as they are a common
starting point from which ideas are born.
However private enterprises are also
involved and offer more diverse and
sometimes a unique range of services
and funding programs, most commonly
in exchange for equity.

Several well known co-working spaces
in Australia

Fishburners
HUB Australia
Startnest
Village
ATP Innovations
Tank Stream Labs

1
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Jonothan Hermman - Startnest
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Examples of co-working spaces

Fishburners - Sydney, Australia

Accelerator Centre - Ontario, Canada

Fishburners is a not for profit co-working space provider located in Ultimo. It is sponsored by
several corporations such as PWC, News Corp, Optus and Google. It is also the largest coworking space in Sydney, housing over 100 startups.

The Accelerator Centre consists of a network of facilities which has the specialised aim of
developing and commercialising technology startups. Accelerator Centre is a project which is
a collaborative project between the public, private and educational sectors.

Fishburners provides:

Accelerator provides:

•
•
•
•

Work spaces
In-house mentorship
Networking events geared towards technology
Pro-bono accounting, legal and user experience advice

Originally starting with only one floor of approximately 250sqm, Fishburners has since spread
to all four floors of the building and is nearing capacity, signifying strong demand for coworking spaces within metropolitan Sydney.

•
•
•
•
•

Work spaces
In-house mentorship
Educational programming
Networking
Access to funding

The Accelerator Centre has successfully propelled several well known technology related
companies to success - some of which include Kik messenger, Axonify e-learning and Titanfile.
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Examples of co-working spaces

Westfield Labs / Bespoke - San Francisco, USA

Emporium / Tech Beach - Sydney, Australia

Westfield Labs is the first of two entities of the Westfield Corporation which are specialised
co-working space focused on bridging the gap between digital retail and traditional retail.
Westfield Labs are located on the upper storeys of the Westfield San Francisco centre, offering
a direct connection between the retailers, the technologists and the end users.

Tech Beach is a government supported acceleration program located in Manly. Tech Beach
operates out of the Manly Emporium and specialises in the digital technologies field. It is
home to Australia’s first business accelerator program for overseas startups expanding into
the Australian market.

Westfield Labs / Bespoke provides:

Tech Beach / Emporium provides:

•
•
•
•
•

Workspaces
Access to major retailers
Consumer facing pop-up shops
Library with sleep nooks
Public exposure demo zones

Due to the successes which occurred in this space, Westfield is creating a second co-working
space in its San Francisco centre named Bespoke, offering a wider variety of services.

84

•
•
•
•

Work spaces
In-house Mentorship
Networking events geared towards technology
Accelerator program

Tech Beach has a healthy pipeline of innovative startups which push the boundaries of how
technology can be better integrated in both business and for consumer use.
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Innovation precincts

Auckland Innovation Precinct

As society moves towards
‘open
source’ knowledge and collaboration,
secluded suburban business parks are
no longer a favourable typology for
high knowledge industries.

Due to the unique dynamics and way in
which these areas function, Innovation
Precincts have the potential provide a
strong foundation for the creation and
expansion of firms.

A trend towards high amenity and
high density areas where proximity
translates to more efficient exchange
of knowledge and ideas has become
the preferred locations for conducting
business.

And, at a time of inefficient land
use, extensive sprawl and continued
environmental
degradation,
they
present the potential for denser
residential and employment patterns,
the leveraging of mass transit, and the
repopulation of urban cores.

When directed with purpose, these
dense urban precincts, which are home
to a large population of knowledge
based industries, are referred to as
Innovation Precincts .
The Brookings Institute defines
Innovation Precincts as:

Auckland Innovation Precinct

“ ...geographic areas where
leading-edge anchor
institutions and companies
cluster and connect with startups, business incubators and
accelerators.1 They are also
physically compact, transitaccessible, and technicallywired and offer mixed-use
housing, office, and retail.. ”1
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Community Views
There is an appreciation that the Centre is changing
and that some new buildings will generally be taller
than existing mixed use development. Some feel that St
Leonards is tired and in need of an overhaul with more
people and more activity.
However comments from the community also suggest
that there is concern over the possible impact of taller
buildings on the amenity of their apartments and on the
public domain. View loss, overshadowing and traffic
increase are the most common concerns.
All agree that improved design quality of new buildings
is essential.
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6.1_Context
Metropolitan Context

A Plan for Growing Sydney (2014):

State Housing Projections

The North Subregion

SEPP 65

PRINCIPLE 1: Increasing housing
choice around all centres through
urban renewal in established areas

Sydney is a rapidly growing city. The Department
of Planning and Environment population
forecasts indicate that more than 1.6 million
additional people will be living in Sydney by
2031, requiring around 664,000 more homes.

The North subregion is projected to grow by
more than 237,600 people over the next 20
years.This is a slower rate compared with
Sydney as a whole.

The State Environmental Planning Policy 65 –
Design Quality of Residential Flat Development
(SEPP 65) was introduced in 2002. It aims to
improve the design quality of residential flat
buildings in NSW. It contains principles for good
design and provides guidance for evaluating the
merit of design solutions.

“Increasing housing close to centres and
stations makes it easier to walk or cycle to
shops or services; travel to work or other
centres; reduces traffic congestion; and makes
our neighbourhoods more community oriented.
Increasing the variety of housing available makes
it easier for people to find a home that suits their
lifestyle, household size and their budget.
Locating new housing in centres delivers a range
of economic, environmental and social benefits
to the community. Research by the Organisation
for Economic Cooperation and Development
(OECD) has similarly found that productivity
benefits arise from a more compact city.”
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The challenge for both state and local
government is to plan for that projected growth
and deliver the necessary infrastructure as it is
needed.
Key actions under the Plan are:
•
accelerate housing supply and local
housing choices (action 2.1.1)
•
undertake urban renewal in transport
corridors which are being transformed by
investment, and around strategic centres
(action 2.2.2)
•
deliver more opportunities for affordable
housing (action 2.3.3)

The North subregion has a more mature age
profile with the largest numbers aged in their
30s and 40s. The fastest growing age groups
will be those aged 65 and older. By 2031, for
the first time ever, the number of people aged
65 and older will outnumber children under 15
years.
It is anticipated that dwelling targets will be
set for the North Sydney LGA as part of the
subregional delivery plans being prepared in
2015.

Following a comprehensive review of SEPP
65 and the accompanying Residential Flat
Design Code, the Department of Planning and
Environment announced proposed changes
to the guidelines that have the potential to
further improve apartment design, account for
population change and the growing demand for
housing to be more affordable.
The proposed changes were exhibited in 2014.

ATTACHMENT TO CiS02 - 18/05/15

Page 111

6.1_Context
Local Context

North Sydney Residential
Development Strategy 2009
North Sydney’s Residential Development
Strategy (2009) establishes the strategic
framework for housing in North Sydney to
2031. The Strategy informed the translation of
residential zones and development standards
from the previous LEP into the current NSLEP
2013.
The Strategy estimates our planning controls
have the capacity to provide over 6,000
additional dwellings, which is well above the
housing target of 5,500 set by the previous
Metropolitan Plan.
It also reflects the recommendations of the St
Leonards Strategy (2006) to rezone a handful of
sites from mixed use to commercial core within
St Leonards to protect employment.
Under the Strategy, up to 1,453 additional
dwellings are expected to be accommodated
within North Sydney’s portion of St Leonards/
Crows Nest between 2001 and 2031. At the
time of writing, 1,417 additional dwellings have
been approved in the area, so the area is clearly
on track to meet the former Metropolitan Plan’s
target.

The ‘Stepping Down’ Principle
The NSDCP 2013 states:
“Buildings are scaled down from The Forum
development towards surrounding areas, to fit
in with lower scale development and reducing
adverse affects on lower scale areas.”
The ‘stepping down’ principle informed the
review of height controls along the Pacific
Highway in the St Leonards / Crows Nest
Planning Study for Precinct 1. This principle
was a means of shaping a skyline view of St
Leonards as well as protecting the amenity of
surrounding residential areas.
At 109m, The Forum has consistently been
treated as the default height limit for St Leonards.
The situation has changed since public
exhibition of a Planning Proposal in the Lane
Cove local government area that would enable
developments as high as 91, 115 and138m.
Similar heights are also being achieved around
Chatswood railway station with the Metro
Residences at 107m, 155m and 170m.

Development interest
There is significant development interest within
the study area. ‘Air Apartments’ at 6-16 Atchison
St was approved by the State Government in
2012 under the now repealed, Part 3A approvals
process. The current approval is for a mixed use
development that will be 95m in height. Air is
under construction.
Other major approvals, more in line with existing
height and setback controls, include 100
Christie St, 619 and 621 Pacific Highway. Each
approval was issued under North Sydney LEP
2001 (now repealed) that permitted mixed use
development. Further east, there are approvals
for new developments at 5-7 and 18-24
Atchison St.

Over the last year, Council has received many
inquiries about the potential to deliver more
housing in the Study Area.
Council is of the view that some additional
capacity should be supported on the grounds
that the Study Area is close to public transport,
jobs, retail, health and education facilities, whilst
protecting the lower scale character of smaller
village centres.
Most importantly, it will support our objective
to deliver new jobs in the North subregion. Any
additional capacity however, must be supported
by commensurate public benefits and meet key
design parameters outlined in this study.
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LEP Maximum Height Control
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10

Building
Footprints
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Height controls in St Leonards are currently similar to
many other transit oriented centres. Density and height
is concentrated around the railway station with the more
intensive uses on sites generally over 1000m2. The scale
of development transitions down towards lower scale,
predominantly 2-5 storey residential buildings the further
you move away from the railway station before the busy, fine
grain strip of Willoughby Rd.

Dense

built form with very little
open space.

The study area is characterised by long, narrow street
blocks running east-west. The blocks are typically 35m
deep and between 140-160m long. The streets are 20m
wide boundary to boundary and service lanes are 6-7.5m
wide.
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Building Age

Strata Title
Source: ABS - Australian Bureau of Statistics, Census of Population and Housing 2006 and 2011.

Legend
Less than 5 years
5-20 years

Legend

More than 20 years

Strata Title

Old

St Leonards has transformed over the years from an industrial
to commercial to mixed use area. Very little of the industrial
land uses remain, however there is still a fair amount of finergrain, ageing commercial stock predominantly located just
to the west of Oxley St and along Chandos St.

84%

Mixed Use

Over the last 5-10 years there have been a number of mixed
use developments approved and constructed along Albany,
Atchison and Chandos Streets (shown in dark orange), with
more in the pipeline.

Collective

buildings of over 20 years
of age are most common
in the area.

typologies are the most
prominent typology in
newer buildings

of dwellings in
St Leonards - Crows Nest
are Medium or
High Density.

decision in Strata Title
system could hinder
redevelopment in area.

A key constraint within the Study Area is the amount of
existing strata titled building stock. Within the past two
decades, a number of medium to large scale strata titled
properties have been constructed. These sites are mostly
concentrated around Albany St and Atchison St. Most
of these sites are unlikely to be redeveloped within the
foreseeable future.
Notwithstanding there are a number of opportunity sites
within the Study Area which will contribute to the urban
renewal of the Centre.
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Ralan 50m

92

Abode 60m

IBM 65m

The Forum 109m
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The ‘stepping down’ principle under the St Leonards / Crows Nest Planning Study Precinct 1
240
220

180
Obstacle Limitation Surface (156 AHD)

50m

40m
26m

90

90

120
100

Oxley Street

Albany Street

Mitchell Street

Christie Street

20m

87

83

160
140

RALAN

49m

ABODE

49m

IBM

FORUM

200

Section along the Pacific Highway showing the previous ‘stepping down policy’
The St Leonards skyline is a prominent feature of the lower north
shore being highly visible in and around Sydney.
Current height controls across the three local government areas
transition down from 109m at The Forum in all directions:
•
Along the Pacific Highway in the North Sydney local
government area, height controls step immediately down to
49m and steadily decrease towards 10m at Crows Nest.
•
In Lane Cove, current height controls transition down from
72m down to 15m along the Pacific Highway.
•
In Willoughby, with the exception of The Forum, the
commercial area supports a 20m height limit largely in
response to the conservation area to its north.

Buildings within the Study Area are generally within the height
limits of the North Sydney planning controls with a few notable
exceptions - those being the IBM and The Abode buildings.
The current approval for ‘Air’ at 6-16 Atchison St is 95m - well
above the 49m limit. This building is currently under construction.
Lane Cove Council is currently progressing a site specific planning
proposal that would significantly increase the maximum height
south of the Pacific Highway anywhere between 91 to 138m on
472-486 Pacific Highway and 500-504 Pacific Highway.

The above section diagram shows actual (red) and planned
heights (green) for key development along the Pacific Highway
East
- each adhering to the ‘stepping down’ principle under the St
Leonards / Crows Nest Planning Study for Precinct 1.
The diagram also shows the location of the ‘Obstacle Limitation
Surface’ (OLS) that applies to the centre. The OLS are a series
of surfaces in the airspace surrounding an airport. Development
proposing to exceed the OLS 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.
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Ground level setbacks & awnings

Podium height and above podium setbacks

Source: Placemaking & Design Study (SJB 2014)

The relationship of a building to the street
boundary strongly defines the street character.
NSDCP 2013 requires a 0m ground level
setback for all buildings located between the
railway station and Mitchell St, and along Albany
St to reinforce a strong, urban feel.
This control has been largely adhered to.
However, the approval at 6-16 Atchison St has
moved away from this control by incorporating
a cantilevered built form.

The alignment and configuration of podiums
along the street frontage reduces the perceived
bulk and scale of development when viewed
from the street (i.e. it provides a ‘human scale’).
Streets in the Study Area generally well defined
by developments that provide a continuous
4-storey podium along all the main streets in the
B4 Mixed Use zone.
0m ground setback

Christie Street

NSDCP 2013 also requires a 3m ground level
setback east of Mitchell St to allow landscaping
and outdoor dining. The character shifts to
more mixed use and smaller-scale residential
development towards the east.
Awnings also affect the amenity and
appearance of streetscapes and the pedestrian
environment. Continuous awnings providing
weather protection along primary pedestrian
routes are required by the NSDCP 2013.
Where awnings have been integrated with
developments that have a 0m ground level
setback, they often feature cut out segments
to accommodate street trees. This significantly
detracts from the streetscape.

No podiums are required to the residentially
zoned land to the east of the Study Area.

0m ground setback

Atchison Street

awning cut out

What is needed is sufficient footpath width to
accommodate street trees, outdoor dining and
fully covered pedestrian walkways. This can be
achieved through 3m ground setbacks.
Atchison Street

94

Podiums of 3 storeys are required to the
laneways under the NSDCP 2013 to allow
additional sunlight into these narrow spaces.

4 storey podium

Atchison Street

3 storey podium

Development above the podium is generally
required to be set back:
•
3m for development west of Mitchell St
•
1.5m for development east of Mitchell St
•
1.5m for development fronting laneways.
A key issue that regularly arises in discussions
with North Sydney’s Design Excellence Panel
is that adherence to these existing setback
controls alone would create a very dense
urban form with significantly reduced residential
amenity. The State government’s design
guidance for apartment buildings requires
greater building separation as height increases.
These same requirements are reflected in the
NSDCP 2013, however many development
applications continue to propose minimal
separation distances.

Mitchell St laneway

Dense urban form
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Future Character

Chandos Street
Chandos Street will support a more compact
mixed use urban form that enjoys excellent
sunlight access as it transitions from the
Naremburn conservation area to the Centre.
A more fine urban grain will be achieved by
maintaining 20-30m frontages. New north-south
laneways will significantly enhance ground level
activity and permeability.

St Leonards Centre
Development will reflect the high density character of the centre where the
impact on neighbouring buildings and the public domain is mitigated through
well located tall, slender towers. Tall buildings on key sites will act as urban
landmarks for the precinct, supporting major community facilities and public
open space.
There will be a strong commercial focus and a wide range of new activity in the
centre : including a community arts centre, galleries, entertainment and retail.

West of Oxley Street Creative Quarter

Crows Nest Residential Precinct

West Oxley will be a vibant new precinct that
supports a mix of creative industries, speciality
retail, start-up businesses, galleries and
cosmopolitan urban living options.

This high density residential precinct will
continue to offer a range of infill and courtyard
apartments up to 5 storeys in height.

The western end will remain a predominantly 12
storey mixed use area with the Abode remaining
the tallest built form.

Landscape controls will protect the catchment
function of the area.
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Human scale streets

4 storey podium

4.0m

3.6m

18-20m
laneway separation

Podium height

Mixed use ground level setbacks

Mixed use above podium setbacks

Award-winning architectural design
offering quality mixed use and
commercial development

To support a greater level of activity near the
station, 6 storey podiums will be encouraged
on buildings along Christie St and the Pacific
Highway as shown on Map 6A.

To better accommodate street trees and outdoor
dining as well as significantly improve pedestrian
amenity along highly trafficked streets :

A built form that transforms St Leonards
into a modern, mixed use centre

Increasing above podium setbacks will bring
residential building widths more in line with
best practice design, offering better ventilation,
daylight access, visual and acoustic privacy. This
is to be achieved by:

4-storey podiums will continue to be required
across the mixed use area with 3-storey
podiums to laneways, except on corner sites.

Built form objectives

Additional residential and employment
capacity to meet the demand for new
jobs and housing in the LGA
Human scale to streets & laneways
Greater pedestrian amenity and more
room for outdoor dining
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Planning proposals, NSDCP 2013

Minimum floor to floor heights
Planning proposals, NSDCP 2013

To enable lower levels of buildings to be
converted between retail, commercial and
community uses over time, the following
minimum floor to floor heights will be required in
commercial and mixed use development:
•
•
•

4.0m - 4.5m at the ground;
3.6m on the first floor; and
3.0m on levels above

Planning proposals, NSDCP 2013

•

New ground level setbacks apply to
buildings, as shown in Map 6A.

Mixed use whole building setbacks

Planning proposals

•

Applying new minimum above podium
setbacks to laneway and street frontages,
as shown in Map 6B.

•

Considering above podium side setbacks
on a merits basis, having regard to the
NSDCP 2013 and SEPP 65.

•

Considering 0m above podium side
setbacks on or adjoining narrow lots (less
than 20m) to maintain a fine grain along the
street wall.

Planning proposals, NSDCP 2013

To enable the provision of the two linear parks
identified in Chapter 3, buildings are to be
setback as, as shown in Map 6A:
•

3m on Mitchell St (western side); and

•

5m on Oxley St (western side).

Above podium setbacks may have a weighted
average, in accordance with the NSDCP 2013.
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Map 6A_Ground level setback and podium height

Map 6B_Minimum above podium setback

Legend
Podium Requirements

Building Setback Requirements

No podium

3m ground level setback
for 2 storeys

4 storey podium with 3
storeys to laneways
except on corner sites

3m ground level setback
for 1 storey

6 storey podium

1.5m Whole of building
setback

3m

as per adjacent
building

3m Whole of building
setback

7m

New Control

5m Whole of building
setback

Legend
Above podium setbacks

4m

New Control
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Human scale streets
Christie Street - the gateway

looking north to Naremburn

Mitchell Street - new linear park

looking north to Naremburn

3m

6m

3m

3m

100 Christie

3.0 + 4.0

3m

2.2

Christie Street lies at the heart of the St Leonards
high rise commercial centre, featuring narrow
footpaths and a heavily trafficked road.
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7.6

2.2

4.0 + 3.0

77-79 Christie

Due to its gateway location, Christie St will
support more intensive urban functions such
as commercial offices, ground level retail
and hospitality. It is envisaged that a strong
employment function will be delivered in the
built form. A 2-storey ground level setback will
provide better pedestrian amenity.

22-24 Atchison

3.0

4.4

1.7

Mitchell Street is a key north / south orientated
street with ample, year round sunlight that
connects to the Mitchell Street Plaza.

5.8

2.1

3.0

26-30 Atchison

Mitchell St will be transformed into a linear park
with a reduced traffic function. It will make full
use of the lunchtime sunlight from its north south
alignment.The ground floor will be activated by
tenancies fronting the street that are invited to
“spill out” and interact with the public domain.
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Human scale streets
Chandos Street - supporting sunlit cafes

looking east to Crows Nest

Albany Street - high amenity urban living

looking west to Lane Cove

Precinct 1

20m height limit

Study Area

3m

Willoughby LGA

3m
3m

42-44 Chandos

4.0

2.2

7.6

Chandos Street forms the northern boundary of
the Study Area. The southern side of the street
enjoys the best access to sunlight in the Area.

2.2

4.0 + 3.0

39-41 Chandos

Chandos St has considerable potential. It
can support a more fine grain built form than
Atchison St with ground level cafes, interesting
shops, artisan food stores and the like. A
4-storey podium can support a wide range of
small to medium businesses.

7-19 Albany

3.0 + 4.0

2.2

Albany Street is a high amenity street which forms
the southern boundary of the study area.

7.6

2.2

4.0 + 3.0

38-46 Albany

Albany Street already has the right foundations
to support a cosmopolitan and urban lifestyle.
The development at 7-19 Albany Street, outside
the Study Area, will increase the amount and
diversity of retail, food and beverage offerings
to the area.
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Human scale streets
Atchison Street - the civic street		

looking east to Crows Nest

Pacific Highway - allowing more room

looking east to Crows Nest
Lane Cove LGA

3m

2-4 Atchison

5.5

2.1

Atchison St is the primary east-west spine through
the Study Area, connecting St Leonards railway
Station to Willoughby Rd.

100

3.9

1.5

2.8

4.3

619-621 Pacific
Hwy

Streetscape upgrades will continue to transform
Atchison St into St Leonards’ main civic
street. It will be the centre of a thriving 18-hour
economy with buildings that provide a strong
mix of employment, community, entertainment,
hospitality and living opportunities. Podiums
will transition from 6 storeys neighbouring the
railway station down to 4 storeys in the creative
quarter.

612-619 Pacific
Hwy

3.0 + 3.5

9

The Pacific Hwy carries a large amount of
vehicular traffic. The portion of the highway
between Christie St and Albany St is currently
the primary pedestrian route between the railway
station and Crows Nest.

9

3.5

536 Pacific
Hwy

A two storey ground level setback along the
frontages to the Pacific Hwy will significantly
increase pedestrian amenity.
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Masterplans

Christie Street
Masterplan
Site

Masterplans

1. Christie Street Masterplan

North Sydney Design Excellence Panel

Masterplan / planning proposal

The following sites may be the subject of a
comprehensive master planning process that
is prepared in consultation with Council and
neighbouring landowners, subject to landowner
agreement:

This site has the potential to transform the
St Leonards Centre. The Christie Street
Masterplan should include design proposals
that:

•

Chrisitie Street Masterplan: 655 & 657
Pacific Highway and 100 Christie Street;

•

Oxley Street Masterplan: 75-89 Chandos
Street, 21-35 and 58-64 Atchison Street.

These sites have the potential to significantly
change St Leonards / Crows Nest A master
plan can provide some design flexibility to
identify a broader range of opportunities for
the precinct than can be envisaged under this
study. This includes:

Oxley Street
Creative Precinct
Masterplan Site

•

reallocating a portion of the development
capacity of the land and defining new
setbacks within the masterplan area to:
1.

further reduce the impact of the built
form on neighbouring development;

2.

achieve a better architectural outcome
that contributes to the image of St
Leonards; and

3.

provide new public open space and/
or better pedestrian connections.

Indicative images

•

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 actvitiy for the centre.

2. Oxley Street Masterplan
Masterplan / planning proposal

This is a large landholding that provides an
important transition between Crows Nest and
St Leonards. The Oxley Street Masterplan
should include design proposals that:
•

possible redistribution of a portion of the
non-residential FSR that is required on
Map 5A to deliver a more focussed area of
activity and employment.

create a vibrant, new precinct that
supports creative industries and start-up
businesses;

•

offers ‘Dank Street-style’ galleries and
specialty retail;

•

Details of the master plan process are provided
on page 16.

activates and embellishes the Oxley
Street linear park.

•

offers high quality urban living.

•

101

ATTACHMENT TO CiS02 - 18/05/15

Page 124

6.4_built form STRATEGY
Building height
Toronto Tall Building Design Guidelines (City of Toronto 2013)
Placemaking & Design Study (SJB 2014)

Height concentrated
at the Centre

Height transition
zone between
Mitchell and
Oxley Streets

Protect the built
form and character
of Crows Nest
Village

240
220
200

RL 196

FORUM

180

ABODE

102

CROWS NEST INDOORS
SPORTS CENTRE

100
82
Willoughby
Road
Willoughby
Road
Willoughby
Road

83

ARDEN

120

Oxley Street
Oxley
Oxley Street
Street

Mitchell Street
Mitchell Street

Christie Street

West

140
RL 129

PRECISION

91
83

West

160

RL 138

ARDEN

RL 135

IBM

Obstacle Limitation Surface (156 AHD)

LINEA

RL 166

RL 181 (approved)

80
60

East

40

East
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Building Height

Height
stepped
down along
Chandos St

FORUM

Height concentrated
at the Centre

IBM

RL 157

Protect the built
form and
character of
Naremburn
Conservation
Area

260

Z

240
220
200
180

Obstacle Limitation Surface (156 AHD)

160
140
120
100

87

80

Chandos Street
Chandos
Chandos Street
Street

Pacific Highway

Albany
Albany Street
Street

Pacific Highway

South

Atchison Street
Atchison Street

91

90

60

A

A
Z

North
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Building height
Regional Views

Regional Views

Harbour Views

Building Height

Design Excellence

Planning proposals

North Sydney Design Excellence Panel

Higher density residential development, in the
right location, can make a positive contribution to
urban renewal. It makes community, shopping,
entertainment and employment space at the
lower levels of a building more economically
viable to deliver and can support the long term
success of those activities.

North Sydney Council is keen to see a variety of
quality architecture firms working on projects in
St Leonards.

•

Council will consider land owner-initiated
planning proposals that seek to increase
the maximum height limit that applies to
a site, to enable a development up to the
maximum number of storeys shown on
Map 6C.

•

The maximum height that will be
considered on sites marked ‘tall buildings’,
in accordance with the requirements
discussed on page 106.

The Design Excellence Panel provides
independent, expert advice to Council staff
and applicants on the design quality of major
development proposals and strategic work in
the local government area. The Panel is made
up of highly experienced architecture, urban
design and planning professionals.

City Views
City Views
City Views

*Building envelopes are indicative and are for illustration purposes only

Built form objectives
Award-winning
architectural design
offering quality mixed
use and commercial
development
A built form that
transforms St Leonards
into a modern, mixed use
centre

104

Additional residential and
employment capacity to
meet the demand for new
jobs and housing in the LGA
To provide a human scale to
streets & laneways
To provide greater
pedestrian amenity and
outdoor dining opportunities

•

A planning proposal must seek to impose
a site specific floor space ratio control to
enable the density of the agreed design.

•

A planning proposal must also accord
with the other placemaking, transport,
employment and built form objectives of
this Study. Please refer to the summary on
page 16.

•

To assist the community understand the
proposed built form, an electronic 3D
model of the building envelope must be
submitted to Council in an agreed format.
The model will be displayed on Council’s
website.

To ensure agreed design outcomes are identified
early in the process, planning proposals will
generally be referred to North Sydney Council’s
Design Excellence Panel for comment.

Affordable Housing
$ Voluntary Planning Agreement
North Sydney Council aims to increase the
amount of affordable rental stock in North
Sydney local government area under the North
Sydney Affordable Housing Strategy (2008).
St Leonards is an ideal location for affordable
housing, given its excellent proximity to jobs,
health and other service industries, and public
transport.
Council will consider a public benefit offer to
provide high amenity affordable housing.
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Density & diversity

Map 6C_Building Height

Design Principles - height
6

To ensure design is considered upfront, a
planning proposal seeking additional height
must demonstrate that the proposed built form
envelope:

creates a safe, comfortable, accessible,
vibrant, and attractive public realm and
pedestrian environment.
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Precinct 1 - potential
building height in storeys

Adjustment to height maximum building
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(see page 104)
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Legend

4

5
ALBANY ST

CH

Development adjacent to Mitchell St is likely to
increase overshadowing of the Mitchell Street
Plaza. Every effort must be made to minimise
that overshadowing through the location and
orientation of the buildings. Overshadowing the
Plaza may be mitigated, in part, by creating the
Mitchell Street linear park through increased built
form setbacks. Proposed building envelopes
should demonstrate that at least 50% of the
new linear park will receive sunlight on June 21
between 12pm and 2pm.

16

10

NI

Planning proposals are to be accompanied
by detailed overshadowing and view analysis
studies to support any increase height.

6

WILLOUGHBY RD

•
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6

HUME LN

maximises sunlight access and view
sharing of nearby residences;

6

OXLEY ST

•

T
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maximises sunlight access to streets,
Mitchell Street Plaza, and the linear parks;

TS LN

adheres to the setbacks, podium height,
ground level and above podium setbacks
illustrated in maps 6A and 6B;

•

6
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reinforces the desired character of the area;
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Tall Building Design
Toronto Tall Building Design Guidelines (City of Toronto 2013)
Placemaking & Design Study (SJB 2014)

Tall buildings

Design competitions

Tall buildings will play an important role in
defining the image and liveability of St Leonards,
provided they are of a high architectural
standard. In this Study, tall buildings are defined
as developments over 18 storeys in height.

Good architecture will significantly improve St
Leonards’ image and is likely to receive greater
community support.

North Sydney LEP 2013

N

This Study does not set a maximum height for
tall buildings. Instead :
•

Southern
Business
District

Each Scheme:
•

•
*Building envelopes are indicative and are for illustration purposes only

Built form objectives
Award-winning
architectural design
offering quality mixed
use and commercial
development

A built form that
transforms St Leonards
into a modern, mixed use
centre

106

Landowners of tall building sites identified
on Map 6C are invited to submit a scheme
to Council’s City Strategy Division with a
proposed height and floor space ratio for
the building.

Additional residential and
employment capacity to
meet the demand for new
jobs and housing in the LGA
To provide a human scale to
streets & laneways
To provide greater
pedestrian amenity and
outdoor dining opportunities

Will then be assessed by Council on
its merits, having regard to the design
principles for tall buildings.

Voluntary Planning Agreement

A design competition enables a number of
architects to develop a design proposal for a
site. The winning design is chosen by a panel
of urban design and architecture professionals.
A design competition to inform a development
application for tall buildings identified in this
study is strongly encouraged. The process
will be agreed through a voluntary planning
agreement and recognised as a public benefit.
Design competitions run for building proposals
up to 18 storeys may also be recognised as a
public benefit, with the agreement of Council.
In general, the process is:
•

Concept plans are referred to the Design
Excellence Panel, and following any agreed
amendments, a planning proposal is
formally lodged.

•

If supported by Council, the planning
proposal is forwarded to the Department
of Planning & Environment for a Gateway
Determination.

•

The proponent prepares a design
competition brief for Council sign off.

•

Following exhibition, the planning proposal
is reported to Council.

•

If supported, Council authorises the design
competition process to commence.

Will be referred to the Design Excellence
Panel for comment.

Once the scheme has been supported, Council
will consider a land owner-initiated planning
proposal that seeks to increase the height limit
that applies to the site (please refer to page
104).
Planning proposals that seek an increase to
the height limit which exceeds RL156 AHD
(roughly the same heights IBM and Abode)
will be referred to the federal aviation authority
for approval. Additional documentation will be
required for this referral.
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Tall Building Design

Maximum
40m
building width
24m
Desired
Separation

20m
Minimum
Separation

Maximum
750sqm
floorplate

*Building envelopes are indicative and are for illustration purposes only

*Building envelopes are indicative and are for illustration purposes only

Design Principles - tall buildings

North Sydney Development Control Plan 2013

The design and placement of tall buildings
should make a positive contribution to the public
domain, fit harmoniously within the surrounding
context and skyline.
In addition to the design principles for additional
height, the following design principles for tall
buildings apply:

•

If mixed use, the built form must result
in a slender residential tower with a
maximum gross buildable area (GBA) of
750m2, including balconies, above a well
proportioned, articulated podium;

•

tower elements are to achieve a minimum
separation distance of 24m from other tall
buildings. A minor portion of the building
within a 20m separation distance will be
considered if impacts can be mitigated;

•

If commercial, the built form must result in
a tower with a maximum gross floor area
(GFA) of 1000m2;

•

the cumulative impact of multiple
towers on the public realm must be
carefully considered through detailed
overshadowing analysis;

•

the design must mitigate overshadowing
and wind impacts, and protect sunlight
and views of the sky from streets, parks,
properties;

•

large, elongated floorplates are to be
avoided with tower elements not exceeding
40m in length, with breaks and articulation
encouraged along elevations; and

•

the design ensures high-quality living and
working conditions, natural ventilation and
privacy for building occupants.
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Examples of high density, mixed use areas

HafenCity - Hamburg, Germany

108

Pearl District - Portland, USA

HafenCity is currently Europe’s largest urban
renewal scheme. The scheme transforms the
underutilised old harbour into a pedestrian
friendly, modern and commercially oriented
mixed use precinct directly south of the city
centre.

HafenCity’s economic strategy, like its overall
strategy, is based on diversity. The area is
anchored by several major corporations
such as SAP and Unilever, which each bring
up to several thousand employees. This is
balanced by spaces dedicated to the finer
scale creative, artistic and startup sectors.

Until the 1990’s Portland’s Pearl District,
was primarily an underutilised industrial
area. Through the collaboration of the city
government and the private sector, the Pearl
District has transformed into a high density,
mixed use precinct which is well known for its
vibrant cultural and creative sectors.

The Pearl District Development Plan outlines
several objectives which guide development
and character for the area.

Established in 1997, HafenCity is expected
to accomodate 12,000 residents and up to
45,000 workers by 2025 (HafenCity, 2015).
The scale of HafenCity is comparable to
the North Sydney Centre, where in 2011, it
accomodated roughly 7,000 residents and
48,000 workers (Urbis, 2015).

The area offers a balance of uses - including
cultural institutions, a cruise terminal, retail,
leisure, and food and beverage destinations
as well as senior housing. The Hamburg
Government seeks to create a holistic,
thriving and resilient centre which will expand
the current city centre by 40%.

The Pearl District is expected to have 14,200
residents and up to 19,700 workers by 2035.

Arts and culture, promotion of the community
and fine grain business uses such as business
incubators are clear strategies which have
eventuated in the built form and character of
Pearl District today.

The plan balances the industrial character
with the site, with high density mixed use
development and economic development.
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6.5_PRECEDENTS
Density & diversity

Examples of high density, mixed use buildings

Block 32 - Lyon, France
Block 32 is a mixed use development located
in close proximity to public transport and
comprises of:
•
•
•
•

Social housing units
Commercial - medical
Ground floor retail
Communal Garden

Jameson House - Vancouver, Canada
Block 32 adopts an urban response as
recommended by the Duchere masterplan
prepared by the local government in 2003.
There are three major programs in this
building and they have been expressed as
three distinct elements - the commercial,
the residential and the retail. These three
elements have been tied together by the
overall aesthetic - materiality and the form of
the design.
The articulation of the design is also program
specific, with the residential component
displaying lively fine grain whilst the
commercial component is neutral in tone but
dynamic, and the retail is transparent and
open.

Jameson House is a mixed use development
located in close proximity to public transport
and comprises of:
•
•
•
•

23 floors of residential apartments
12 floors of commercial / offices and
retail
Shared Lobby for commercial and
residential
Historic buildings integrated with the
new modern tower component

Jameson House is located in the Financial
District of Vancouver.
The design of the taller and modern element
of the project features a podium and tower
typology. The building is consistent with
its material palette but is successful in its
delineation between the residential and
commercial elements through a distinct
change in building geometry / form.
Jameson House is also innovative in the
way it deals with lobbies, providing a single
lobby for both the commercial and residential
components.
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appendix
Abbreviations

Glossary

References

GBA - Gross Buildable Area

Affordable housing - rental housing for low to
moderate income households

ARUP, (2014). North Sydney Council St
Leonards / Crows Nest Planning Study.
Sydney: ARUP.

LEP - Local Environment Plan

Floor space ratio - the ratio of the gross floor
area of all buildings within the site to the site
area

LGA - Local Government Area
NSDCP 2013 - North Sydney Development
Control Plan 2013
NSLEP 2013 - North
Environmental Plan 2013

Sydney

Local

OLS - Obstacle Limitation Surfaces are a series
of surfaces in the airspace surrounding an
airport.
SEPP 65 - State Environmental Planning
Policy No.65 sets design quality principles for
residential flat buildings
VPA - Voluntary Planning Agreement

Master plan - provides a planning and
design framework to guide the incremental
development of large or complex areas with
multiple buildings, new laneways or parks
Podium - the base of a building upon which
taller (tower) elements are positions
Section 94 - financial or in-kind development
contribution to provide for the increased
demand for public amenities and public services
in an area
Setback - the space between the property
boundary and the building
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ATTACHMENT 2: Design Excellence Panel minutes
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DESIGN EXCELLENCE PANEL MEETING
MATTER:

Draft St Leonards / Crows Nest Planning Study – Precincts 2 & 3

DATE:

2 December 2014 @ 4.30pm

ATTENDANCE:

Panel Members: Philip Graus; Peter Webber; Jan McCredie; David
Chesterman; Jon Johannsen and Russell Olsson.
Council staff: Geoff Mossemenear (chair); Emma Booth; Marcelo
Occhiuzzi, Yi Ho

The Proposal
The draft study has been prepared to manage the high level of development interest in the St
Leonards / Crows Nest area, protect jobs and deliver much needed public domain and
services. Specifically, the draft study proposes:
•

Upgrading Christie Street Reserve, Mitchell Street Plaza and Atchison St;

•

Creating new ‘linear parks’ by increasing footpath widths and built form setbacks along
the western side of Mitchell Street and Oxley Street;

•

Creating more employment opportunities by increasing the non-residential FSR control
on sites where residential capacity is also being increased;

•

Supporting high quality mixed use towers close to St Leonards Station that are the
subject of a design competition and early involvement of the Panel;

•

Allowing additional height along Chandos Street and west of Oxley Street, subject to
greater above podium setbacks to the laneways;

•

A new community centre, start-up commercial space, daycare facilities and affordable
housing.

Prior to the meeting, the Panel was asked to consider the built form recommendations in
Chapter 6.4, particularly the design principles for additional building height and sites identified
for ‘tall buildings’.
During the meeting, Emma Booth presented a 3D SketchUp model of the St Leonards area,
showing existing, compliant and proposed built form. The model included ‘unsolicited
proposals’ submitted by landowners to the City Strategy team over 2014.
Panel Comments
The Panel agrees that this is an important piece of work to guide future development in the
area and protect the employment function of the land.
In terms of revising maximum height controls:
• there is a general consensus that a well-defined area for taller buildings is a better
design outcome than adhering to a building height plane; and
• additional height down Atchison Street to Mitchell Street is supported on the basis that
it reinforces the main connection between the station and Willoughby Road, Crows
Nest.
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The 40m maximum width, 750m2 maximum tower floorplate and 20-24m tower separation
design standards for tall towers are supported, noting these standards reflect similar controls
under the City of Sydney DCP.
The complexity of maintaining an employment function in the centre is noted. Recommended
contacts and information sources are:
•
•
•
•
•
•

AMP Study into commercial property
Kybal Dunne, Director Knight Frank and property reports
Nicky Huntly, Urbis report
Metropolitan Planning, Department of Planning & Environment
Marrickville Council research on creative industries; and
Five Dock Town Centre Urban Design Study.

It is understood the City of Sydney maintains a high level of commercial development in the
CBD through a strict adherence to SEPP 65 design guidelines.
The provision for new public domain and possibilities for laneway activation under the draft
Study was discussed.
The Panel notes that despite the relatively small proportion of families and seniors in the area,
the needs of these age groups could be further considered.
The Panel queried whether environmental issues had been addressed in the draft Study.
Council advises that the final study could include references to some of the initiatives under
the ESD Best Practice project, which was completed in 2013.
Conclusion
The Panel supports Council’s efforts to guide future development in St Leonards and deliver
much needed public domain and services.
The Panel will forward more detailed comments on the built form proposals after the meeting.

Meeting concluded at 5.30pm
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DESIGN EXCELLENCE PANEL MEETING
MATTER:

St Leonards Precincts 2 and 3 Planning Study – Built Form
Part 1 – Land owner submissions

DATE:

14 April 2015 @ 1:30PM-3.30PM

ATTENDANCE:

Panel Members: Philip Graus; Peter Webber; Jan McCredie; David

Chesterman; and Russell Olsson.
Council staff: Geoff Mossemenear (chair); Emma Booth; George
Youhanna, Yi Ho
Apologies: Jon Johannsen

Background
The Panel considered the built form proposals from major landowner submissions received
during the public exhibition of the draft St Leonards / Crows Nest Planning Study.
Before the meeting, the Panel were provided with a brief summary of each of the landowner
submissions and the key issues raised regarding built form.
During the meeting, Emma Booth presented the 3D SketchUp model of the St Leonards area
showing existing, compliant and proposed building envelopes under the draft study. Built form
proposals from each of the submissions were then presented. Comment was specifically
sought in relation to:
• the location of tall buildings sites;
• the design criteria for tall buildings; and
• above podium setbacks.
These minutes record the Panel’s comments on the proposed landowner submissions with the
exception of the Auswin planning proposal, which has been prepared separately.
The Study
The draft study has been prepared to manage the high level of development interest in the St
Leonards / Crows Nest area, anticipate revised State Government dwelling targets, protect
jobs and deliver much needed public domain and services. Specifically, the draft study
proposes to:
•
•
•
•
•
•

Upgrade Christie Street Reserve, Mitchell Street Plaza and Atchison St;
Create new ‘linear parks’ by increasing footpath widths and built form setbacks along
the western side of Mitchell Street and Oxley Street;
Create more employment opportunities by increasing the non-residential FSR control
on sites where residential capacity is also being increased;
Support high quality mixed use towers close to St Leonards Station that are the
subject of a design competition and early involvement of the Panel;
Allow additional height along Chandos Street and west of Oxley Street, subject to
greater above podium setbacks to the laneways;
Deliver a new community centre, start-up commercial space, daycare facilities and
affordable housing to meet the future community’s needs.
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Panel Comments
General discussion
The Panel considers that the role of the centre, and rationale for increasing the residential
capacity of the area, should be clearly articulated in the study.
There should also be a series of precinct plans developed showing:
•
•
•
•

desired public open space and key connector streets;
desired active street edges;
ground level street build to lines; and
upper level building street setbacks

Furthermore clear principles for built form should be articulated, including:
•
•
•
•
•
•
•
•

increasing density near the rail station;
increasing density around open space where the open space is close to transport;
maintaining or providing acceptable solar access to existing or new public open space;
providing additional public open space and/ or linkages where additional density is
proposed;
providing human scale to the street and/ or public open space;
view sharing;
tower form, size, and separation; and
architectural excellence

Establishing FSRs across the precinct at the strategic planning stage is essential to effectively
manage density. FSRs are an important tool to control dwelling capacity of the land and
accordingly, are useful in planning for much needed social infrastructure and traffic impact.
SEPP 65 notes that a building envelope is not a building, and that the envelope should be at
least 20 – 25 percent greater than the achievable floor space (FSR) to allow for building
articulation (Residential Flat Design Code Part 01 Building Envelopes p22).
Submissions
In terms of the individual submissions, the Panel advised:
100 Christie Street & 655-657 P acific Highw ay

This proposal has the potential to transform the centre and establish a ‘civic heart’ to St
Leonards. Options to redevelop the three sites for mixed use development that is supported
by significant public domain improvements should be explored through a masterplanning
process and/or design competition.
Desired outcomes in terms of residential yield, employment capacity, public domain, on-site
community facilities and built form would need to be identified early to inform the master
plan. Shifting the bulk of any residential tower away from The Forum is supported.
To support such a scheme there must be clear public benefits. The proposal, as it stands, has
some major issues:
•
•
•

any development on Christie Street Reserve would not be supported;
the photomontages suggest the majority of the ‘public domain’ is taken up with retail
is of concern;
Sergeants Lane should be retained.
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See further comments regarding St Leonards skyline below.
75-83 Christie Street

This is a high profile site that currently supports the Gilroys Hotel and Nilgiris restaurant,
which contribute to the night-time economy of the centre.
The impact of a built form taller than 16 storeys on the subject site (under the current
planning controls) to the adjacent Linea Apartments may be acceptable.
The overshadowing impact of additional height on the site to a mixed use tower at 619-621
Pacific Highway, as proposed under the draft study, needs further analysis. The modelling
should determine whether 75% of dwellings would achieve a minimum of 2 hours of midwinter sunlight.
A 3m above podium setback to Christie Street should apply.
19-33 Chandos Street (m idblock)

The scale and finer grain of Chandos Street should be protected. The proposal for a ‘tall
building’ on this site is not supported.
An active, through site link to 6-16 Atchison Street, as proposed under the draft study, is
highly desirable at this location.
39 Chandos Street (corner site)

The proposal for a ‘tall building’ on this site is not supported. The Panel questions whether
any additional height should be afforded on this site. Corner sites should not necessarily
support a taller built form and efforts should be made to protect the scale and finer grain of
Chandos Street, as discussed above. Accordingly, height should not exceed the draft study’s
recommended 18 stories.
The proposal’s support to deliver a 3m whole of building setback on the site, is noted.
22 Atchison Street

The proposal for a ‘tall building’ on the site without amalgamating with 20 Atchison Street is
not supported as it would compromise the development capacity of the neighbouring property
and does not represent the orderly development of the land.
619-621 P acific Highw ay

The building envelope proposed under the draft study (40m maximum residential tower
width) achieves a better built form outcome than the proposal.
Ausw in landholdings

The built form issues raised in this submission are dealt with in Part 2 of this advice.
50-56 Atchison Street

The built form issues raised in this submission are dealt with below.
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Other comments
The symbolic impact of the St. Leonards’ skyline should not be underestimated. Presently the
tallest buildings appropriately mark the central focus: the rail station, retail, park area etc.,
with planning controls requiring heights on other sites to step down from this focal point. It
would not be inappropriate if this control were to remain, but if not, there should be some
overall rationale as to the where higher buildings are to be permitted. It would be logical and
defensible for example to permit one distinctive tower to be significantly higher than ‘The
Forum’ if it were:(a) located close to the existing centre;
(b) included and celebrated the location of communal, Council/owned/managed facilities, serving the immediate residents (eg.indoor swimming pool, branch library, child-care,
meeting room, small theatre etc, with at least some attractive landscaped outdoor
space.) The small area in the blocks under study will have a larger population than all
except the larger country towns in NSW, and surely the right facilities would be wellused, and help generate some sense of community. (The Crows Nest centre is not far
away, so it is important that new facilities would complement these).
(c) Distinctive in its architectural character, not looking like just a high-rise
residential/commercial tower. This would be a case for supporting a design
competition.
In relation to ‘tall buildings’ being proposed west of Mitchell Street, modelling should confirm
that 75% of dwellings achieve a minimum of 2 hours of mid-winter sunlight 1. The tower
element should avoid curvaceous footplates. The proposed minimum 24m tower separation
distance under the draft study is supported. The location of the towers should be offset to
achieve view sharing, where possible.
As per the comments in Part 2, the Panel prefers a defined edge to building height along
Oxley Street, rather than strict adherence to the ‘stepping down principle’ under the North
Sydney DCP 2013. By retaining the 5 storey residential apartments in the R4 zone,
landholdings west of Oxley Street may support up to a maximum of 16 storeys, provided a
well sized, landscaped setback is achieved as a transition.
The 4 storey podium works well in St Leonards and should be reinforced in the B4 mixed use
zone.
The proposed 6m minimum above podium setback to laneways under the draft study may not
be necessary to achieve a good urban outcome. The Panel believes it is more important to
achieve a larger setback on the street side than on the lane side 2. It is suggested that Council
consider:
• a 4m above podium setback on the laneway to achieve a minimum 18m tower
separation under SEPP 65; and
• increasing the above podium setback to the street from 3m to 5m.
The above setbacks would result in a maximum above podium floorplate depth of 22.5m
(rather than 28.5m under the current controls), which is more in line with SEPP 65.
1

City of Sydney: If the development does not achieve 2 hours sunlight access to 75% of units, then the option is
to turn into a hotel or serviced apartments that are not to be strata titled.
For buildings with podium and tower typology in the City of Sydney, for example, the above podium setback
requirement ranges between 6-8m, dependant on the size and nature of the street
2
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The existing laneway network is a strength of the area, however they currently operate as low
amenity service lanes. Effort should be made to improve the safety and activity of the
laneways, particularly near the station and where the laneways meet the proposed new
north/south pedestrian laneway connections.
Pedestrian connections to Willoughby Road are important. Thought should be given to
achieving a through site link from Atchison Lane to Willoughby Street.
In terms of final report, the Panel suggests that 3D diagrams that summarise the built form
proposals are prepared. Diagrams illustrating view sharing to residential properties are also
recommended.

Meeting concluded at 3.30pm
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DESIGN EXCELLENCE PANEL MEETING
MATTER:

St Leonards Precincts 2 and 3 Planning Study – Built Form
Part 2 - Auswin TWT Planning Proposal

DATE:

14 April 2015 @ 1:30PM-3.30PM

ATTENDANCE:

Panel Members: Philip Graus; Peter Webber; Jan McCredie; David

Chesterman; and Russell Olsson.
Council staff: Geoff Mossemenear (chair); Emma Booth; George
Youhanna, Yi Ho
Apologies: Jon Johannsen

Background
The Panel considered the built form proposals from nine major landowner submissions
received during the public exhibition of the draft St Leonards / Crows Nest Planning Study.
This included the Auswin TWT submission, which refers to the planning proposal outlined
below.
Before the meeting, the Panel were provided with a brief summary of each of the landowner
submissions. For the Auswin landholding, this included images of the building envelope and
public domain from the planning proposal; as well as two section diagrams prepared by the
NSC Urban Design Team.
During the meeting, Emma Booth presented the 3D SketchUp model of the St Leonards area
showing existing, compliant and proposed building envelopes under the draft study. Built form
proposals from each of the submissions were then presented. Comment was specifically
sought in relation to:
• the location of tall buildings sites;
• the design criteria for tall buildings; and
• above podium setbacks.
These minutes record the Panel’s comments on the proposed building envelope and open
space of the Auswin planning proposal. The minutes have been prepared separately to the
Panel’s comments on the other submissions to inform an Addendum to the report on the
planning proposal, which is scheduled to be considered at the 20 April 2015 Council meeting.
The Proposal
On 2 August 2014, Auswin TWT Development Pty Ltd submitted a planning proposal for 75-89
Chandos St, 58-62 Atchison St and 23-35 Atchison St, St Leonards.
The subject site is split over three street blocks, comprising of 16 allotments totalling
5,244sqm in area. The proposal seeks to:
• increase the maximum building height from 20m to 172m and 117m on portions of
the site to enable 51 and 32 storey mixed use towers;
• rezone approximately 2100sqm of land to RE1 Public Recreation, staggered across the
three blocks; and
• impose a maximum FSR of 8.5:1 across the entire site.

9

ATTACHMENT TO CiS02 - 18/05/15

Page 143

Panel Comments
The Panel was strongly of the view that the proposed heights of the two towers under the
planning proposal were inappropriate and out of scale having regard to the local context and
the draft study:
•
•
•
•

‘tall buildings’, as defined under the draft study as being over 18 storeys, should be
located closer to St Leonards Station;
shadows from the towers would create an unacceptable level of impact on Lane Cove
and Crows Nest village for the majority of the year;
isolating 64 Atchison St (North Shore Veterinary Specialist Centre) is unacceptable;
any justification based on a second station at St Leonards / Crows Nest should await a
formal commitment to that infrastructure.

In relation to an appropriate height and massing for the site, the Panel advised:
•

•

•
•

•
•

adherence to the building height plane, which applies to Oxley Street under the North
Sydney Development Control Plan 2013, would not create a desirable urban built form
outcome at this location. A 'wedding cake' step back solution should be avoided. It
would be better to have a street edge scale - height could depend on the setback and
landscape treatment. There should then be just one building setback and then go up
in one go.
there is scope to increase the maximum height limit which applies to land along the
western side of Oxley St under North Sydney LEP 2013 to:
o create a well-defined edge to St Leonards; and
o reinforce Atchison St as the main civic street linking St Leonards Station to
Willoughby Road;
the maximum height on the Auswin landholdings should be more in line with the draft
study (13 storeys) and should not exceed 16 storeys;
given the widths of the amalgamated lots on each of the blocks range between 3050m, care must be taken to avoid continuous ‘wall development’. The built form
should generally reflect the 25-35m widths of other mixed use developments along
Atchison Street, with vertical steps and recesses above the podium to articulate tower
forms;
the Panel agreed there should be design standards to encourage height variance and
articulation across the blocks;
the preparation of a master plan may achieve the best height and massing outcome
for the site and the surrounds.

The symbolic impact of the St. Leonards’ skyline should not be underestimated. Presently the
tallest buildings appropriately mark the central focus: the rail station, retail, park area etc.,
with planning controls requiring heights on other sites to step down from this focal point. If
higher buildings are to be permitted in precincts 2 & 3, it would be logical and defensible to
permit one distinctive tower to be significantly higher than ‘The Forum’ if it were located close
to the existing centre.
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In terms of the proposed on-site public open space the Panel considered:
•

•
•
•

the open space to be poorly located given the siting of the residential towers to the
north and west of the spaces, and the significant amount of overshadowing in the
morning and after midday. These spaces do not provide an appropriate public benefit
to justify the proposed increase in building height;
the public spaces proposed would read as building forecourts rather than public spaces
(not unlike the now thoroughly discredited Housing Commission developments of the
50’s and 60’s in Redfern);
there must be defined edges at a more human scale, such as a 4-storey podium,
fronting the linear parks;
any setback to Oxley Street needs to be part of the public street, not a building
forecourt. The setback therefore needs to be a dedicated 'verge' to the street. It could
either be a widened verge with large street trees providing an improved pedestrian
edge. Alternatively as some on the Panel have suggested, it could be a linear park this needs careful consideration to ensure it is useful.

The Panel agreed that a higher proportion of non residential uses in the podium levels is
desirable given the significant 36m block depths, the potential overshadowing of podium
levels by the towers and Council’s employment objectives.
Conclusion
It is the Panel’s view that the proposed towers would be grossly out of scale.
The Panel notes that a study of the St Leonards/Crows Nest Precincts is at present being
carried out by the Council. It is the Panel’s view that as the Auswin proposal would almost
certainly be significantly inconsistent with the emerging findings, objectives, principles and
conclusions of that study that consent to it prior to the study’s completion would be
irresponsible and establish a very dangerous precedent.
Irrespective of the comments made above about modifying it, based on the information
provided, the Panel does not support the proposed built form under the Auswin Planning
Proposal.

Meeting concluded at 3.30pm

11

ATTACHMENT TO CiS02 - 18/05/15

Page 145

ATTACHMENT 3
Draft St Leonards / Crows Nest Planning Study – Precincts 2 & 3
Summary of submissions received during public exhibition period

The following criteria are used to analyse all submissions received, and to determine whether or not the plan would be amended:
1. The Draft St Leonards / Crows Nest Planning Study – Precincts 2 & 3 would be amended if issues raised in the submission:

a
b
c
d
e

provided additional information of relevance.
indicated or clarified a change in government legislation, Council’s commitment or management policy.
proposed strategies that would better achieve or assist with Council’s objectives.
was an alternate viewpoint received on the topic and is considered a better option than that proposed in the Draft Study or;
indicated omissions, inaccuracies or a lack of clarity.

2. The Draft St Leonards / Crows Nest Planning Study – Precincts 2 & 3 would not be amended if the issues raised in the submission:

a
b
c
d
e
f
g

addressed issues beyond the scope of the draft Study.
was already in the draft Study or will be considered at a later stage of the planning process.
offered an open statement, or no change was sought.
clearly supported the draft proposals.
was an alternate viewpoint received on the topic but the recommendation of the draft Study was still considered the best
option.
was based on incorrect information.
contributed options that are not possible (generally due to some aspect of existing legislation or government policy) or;
involved details that are not appropriate or necessary for inclusion in a document aimed at providing a strategic community
direction over the long term.

LEP
LGA

Local Environmental Plan
Local Government Area

PP
SEPP 65

Planning Proposal VPA
Voluntary Planning Agreement
State Environmental Planning Policy – No.65

1
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No.

Property /
Issue

Key Points Raised

Council Response

Recommended
Action

Criteria

Study

Council to be applauded for pro-active position on a
complex issue.

Noted

Nil

2d

Built form &
access

Notification letter makes no reference to any loss of
iconic views, nor the negative impact of traffic that
will affect existing owners.

The notification letter provided an outline of the
draft study and links to the report. The draft
study addresses potential view loss in Chapter 6
and traffic impact in Chapter 4.

2

Study

Support the draft study

Noted

Nil

2d

3

Study

Support the draft study

Noted

Nil

2d

Access

Concern State Government has approved tall
buildings without consideration of traffic impact and
environment.

4

Built form

The proposal to locate additional built form height
on street corners is not supported, particularly if a
tall building is already located in the middle of a
block. The tallest buildings should be located on the
highest ground level and be well separated.

The draft study reflects the advice of the
Placemaking & Design Study (2014). As a
design principle, locating taller built forms on
street corners achieves the greatest tower
separation. The location of ‘tall buildings’ in the
draft study was identified, in part, on this basis.

Additional
graphics to
show future
skyline and built
form

1a

5

Employment

Small business enterprise (12 full time staff) based
in Crows Nest for 20 years. The business relies on
the support services of other small business in the
area and keen to see them retained.

Noted.

Nil

2c

1

Name & Address

2e

2a

Support the draft study – particularly the aim to
maintain a diverse mix of residential, commercial
and retail in the area.

2d

2
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No.
6

Name & Address

Property /
Issue
Placemaking

Key Points Raised

Council Response

Recommended
Action

Criteria

Agrees with the community survey results.

Noted

Nil

2c

There is no obvious place to locate a community
facility in precincts 2 & 3. An alternative is to
refurbish the Crows Nest Community Centre.

Discussions with key landowners suggest a
community facility could be provided in one of
the sites identified for a ‘tall building’ via a VPA.

Community meeting places should be mandated in
high rise buildings.

Meeting places are negotiated in major
redevelopment sites through the Design
Excellence Panel at the DA stage.

2e

Concern over the influence of developers seeking
higher density around transport hubs without
supporting infrastructure and mitigating impacts.

The planning study’s principle aim is to manage
future growth of the centre, identify necessary
public benefits and supporting infrastructure, and
ensure impacts are mitigated.

2c

Concern over the cumulative impact of development
applications across the 3 LGAs.

The draft study has regard to the status of
proposals across the LGAs, although
recommendations are limited to within North
Sydney LGA.

2a

Study

Chapter 2.3 Current Plan section of the draft study
should be removed as it implies support for
proposals that have no status.

The status of each site is labelled, but the
graphics can be improved to provide further
clarity.

Access

Agrees that adding street lights to laneways would
improve safety.

Noted.

2d

Traffic movement in the laneways is highly
constrained and entering streets is difficult.

Noted. Each planning proposal will be supported
by satisfactory arrangements to ensure there is
no net increase in traffic generation.

2c

Built form

2e

1a

Graphics will be
updated.

3
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Name & Address

Property /
Issue

Key Points Raised

Council Response

Attempts to encourage active landuses fronting
laneways is not possible given traffic levels.

It is noted that laneways service a number of
functions within limited space. The study aims to
make the laneways safe.

Atchison Street west should be made into a
pedestrian mall.

Discussed in report.

Upgrading Mitchell St Plaza and Mitchell St linear
park is supported, provided they are maintained.

Noted.

2d

Access

Raises concern over vehicle movement in Oxley St,
which is often used as a ‘rat run’. Removing parking
will alleviate congestion. Additional traffic issues at
the corner of Oxley and Clarke St in precinct 1.

Discussed in report.

2b

Placemaking

Support Christie Street Reserve upgrade.

Noted.

Built form

Support a design competition and other initiatives
that will improve built form.

Noted.

7

Built form
Access

The precinct 1 study has resulted in a built form that
obscures views to the CBD. The draft study will
result in additional view loss, devalue the property,
affect solar access and increase traffic congestion.

8

Built form

Transport, hospitals, schools, fire station, police &
other State infrastructure cannot cope with the
amount of additional development being proposed
under the draft study. Development needs to be
controlled.

The impact of additional development in
precincts 2 & 3 to existing residents is noted.
The study introduces a suite of design principles
and a process to identify and mitigate impacts
associated with proposed height increases. The
public will have an opportunity to comment on
PPs and DAs that are submitted as a
consequence of the study. The impacts will be
offset in part by considerable public benefit gains
to be delivered in the area.
Relevant State agencies were consulted during
the exhibition of the draft study and their advice
has been taken into consideration.

<6>

Placemaking

Recommended
Action
Nil

Criteria

Proposal to
investigate
included in study

1c

2e

2d
2d

Nil

2e

Nil

2e

4
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9

Name & Address

Property /
Issue
Study

Key Points Raised

Council Response

The project is welcomed given significant growth in
recent development.

Noted.

Affordable
housing

Affordable housing as a public benefit is supported
as there is a clear demand for low-moderate income
workers in adjoining health services precinct.

Noted.

2d

Built form

Concerned no maximum height limit set for ‘tall
buildings’ including 100 Christie St (near The
Forum), noting design principles are set for PPs.
Minimum separation distance (24m) under SEPP 65
should apply.

Tall buildings will be subject to a detailed design
process that will inform a PP, as outlined in the
study. Council will be given an opportunity to
comment on the draft PP.

2e

Employment

Setting minimum non-residential FSR is supported
as it protects St Leonards role as a strategic centre
and consistent with State Government’s
metropolitan planning.

Noted

2d

Willoughby City Council has recently written to the
Minister for Health & Minister for Planning on the
future of the Royal North Shore Hospital site.

Noted.

2a

The recommendation to install a signalised
pedestrian crossing at Chandos St / Christie St
requires further analysis. It may exacerbate traffic.

Discussed in report.

Any suggestion of a new, long term connection from
Chandos St to Herbert St to be treated with caution.

The status of the development proposal and
associated infrastructure upgrades is noted. It
does not affect the outcomes of the study.

2a

Recommendations on improving pedestrian and
cycle connections with adjacent LGAs are
supported. It is requested North Sydney Council
liaise with Willoughby City Council.

Noted.

2d

Access

Recommended
Action
Nil

Item has been
reworded

Criteria
2d

1e

5
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10

11

Name & Address

Property /
Issue
Study

Key Points Raised

Council Response

Recommended
Action
Nil

The draft study provides a positive direction for
urban renewal and delivering public benefits.

Noted.

Built form

The proposed increase to the height limit from 6
storeys to 13 storeys on the subject site is
supported.

Noted.

2d

Employment

The proposed increase to the minimum nonresidential FSR on the site (from 0.6 to 1.5:1) is not
supported. Concern commercial tenants will not be
attracted to above ground levels. Level 1 space
could be converted from residential to nonresidential in the future. Unclear why land west of
the site retains a minimum 0.75:1 non residential
FSR.

Discussed in report. Land to the west has been
developed under the current controls, strata
titled and therefore will not be redeveloped.

2e

Built form

The proposed increase of the laneway setback
above the podium from 1.5m to 6m is not supported.
It represents a reduction in development capacity.
Compromise solution would be an above podium
3m setback to the laneway.

Above podium setback to laneway has been
amended to 4m to give an 18m minimum
separation. The height limit on the subject land
has also been increased from 13 to 16 stories,
resulting in an increase in development capacity.
Refer to report.

Supports the 0m side setback above podium on
eastern boundary. Seeks confirmation this is not
predicated on site amalgamation.

Noted. A 0m setback requires the agreement of
the landholding immediately east of the site. It is
not predicated on site amalgamation.

2c

Any plans to require a design competition to sites
less than 18 storeys would not be supported.

Noted. This is not proposed.

2b

Placemaking

Proposed improvements to public domain are to be
applauded.

Noted.

Employment

Proposed changes to built form controls and
allowing more mixed use development will stimulate
job growth and revitalise the centre. It will make St
Leonards a more competitive & vibrant place.

Noted.

Separation
reduced to 4m,
height limit
increased to 16
stories.

Criteria
2d

1c

Nil

2d

2d

6
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12

13

Name & Address

Property /
Issue
Access
Built form

Key Points Raised

Council Response

Insufficient reference in the draft study to traffic
impact and view loss on existing residents.

The impact of additional development in
precincts 2 & 3 to existing residents is noted.
The study introduces a suite of design principles
and a process to identify and mitigate impacts
associated with additional tall buildings including
view loss. The public will have an opportunity to
comment on PPs and DAs that are submitted as
a consequence of the study.
The study has been amended to require
satisfactory arrangements are in place to
manage traffic levels as a result of new
development. This is dealt with in more detail in
a separate report to Council.
It is noted the landowner has referred the PP to
State Government for Pre-Gateway review.

Recommended
Action
Nil

Criteria

New
requirement as
part of a VPA,
and new Council
initiative
Nil

2b

2b

Built form

Advises that a PP has been lodged for land in
precinct 3, seeking an increase in the height limit
from 16m to 172m (~51 stories) and 117m (~32
stories). The PP was informed by a master plan.

Employment

The draft study is inconsistent with State
Government’s ‘A Plan for Growing Sydney’.

The draft study is consistent with State
Government planning. It retains a commercial
core to protect long term employment growth
and provides additional mixed use capacity. If a
St Leonards / Crows Nest station is announced,
Council will work with State Government to
investigate future employment and housing
opportunities.

2e

Built form

The draft study is commended for proposing a
master plan process for sites greater than 5,000m2.
However setting height limits on the site will restrict
design flexibility. It is recommended the height
controls be removed for the subject properties.

Support for the master plan is noted. The study
provides for a PP to be submitted in line with the
proposed height limits and 1.5:1 non-residential
FSR for the site pending necessary public
benefits. The master plan is an alternative
planning process that is prepared in consultation
with Council and neighbouring landowners and
presented to the local precinct committees prior
to a PP being lodged. The master plan process
provides for alternative opportunities for the site
to be examined, whilst having necessary regard
to the needs and aspirations of the local
community. These matters a dealt with in the
report and Attachment 4

2e

7

2a
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Name & Address

Property /
Issue

Key Points Raised

Council Response

Recommended
Action

Criteria

Built form

The draft study does not have regard to tower
projects being proposed in Lane Cove and
Willoughby City LGAs.

The study gives accurate status and weight to
the relevant surrounding projects at the time of
writing.

Nil

2e

Placemaking
Employment

Compared to the PP, the draft Study does not
adequately address the aspirations of the local
community, achieve greater street level activation,
provide much needed working space for start-ups,
revitalise St Leonards, or create a ‘village-like’
precinct.

The study has received widespread support for
the placemaking initiatives.

Built form

The “stepping down principle” should no longer be
adhered to. It will not create sufficient incentive to
provide the Oxley St linear park and proposed startup space. A gradually sloping skyline is not
considered a high priority with local residents.

The study proposes to move away from the
“stepping down principle” near the station. This
is dealt with in the report.

Placemaking

The Oxley St linear park is not achievable due to DA
approvals and the landowner’s preference to
develop under current planning controls if the PP for
a 51 and 32 storey building is not supported.

The Oxley St linear park is a long term public
domain project first identified in the St Leonards
Public Domain Strategy (2006). The project can
be achieved over Council land in the first
instance and widened over time where the
opportunity arises.

2e

Council’s
position on
height is clarified
in the report

1e

2e

8
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Name & Address

Property /
Issue
Built form

Key Points Raised

Council Response

It is requested the landowner’s site is identified for a
“tall building” (i.e. over 18 stories).

This is dealt with in the report.

Employment

The Market Feasibility Study (SGS 2014) ignores
significant market forces, including the ‘exodus’ of
commercial tenants from St Leonards and
experience in Gore Hill.

SGS is a highly regarded economic, strategic
and policy planning firm in Australia. Their report
addresses vacancy rates and competition
between suburban markets.

2f

Non-residential FSR needs to be balanced by
additional residential potential. It is requested that a
non-residential FSR of 0.75-1.5:1 should be set for
the site.

This is dealt with in the report.

2b

A peer review of the study by SJB is submitted. SJB
concludes the analysis and recommendations of the
draft study are generally supported, however the
selection of tall building sites could be expanded to
the subject sites.

Support is noted. No information was provided in
the review to support the recommendation for a
‘tall building’. The Placemaking & Design Study
(SJB 2014) suggests tall buildings be located
west of Mitchell St.

2d

Built form

Recommended
Action
Nil

Criteria
2b

Source: SJB (2014)
14

Built form

The proposed increase to height limit from 6 to 13
storeys on land along Atchison St and Albany St will
significantly reduce the amenity, views, solar access
and privacy of apartments on the eastern side of the
mixed use building. It is recommended the proposed
height limit be rejected.

The impact of additional development in
precincts 2 & 3 to existing residents is noted.
The study introduces a suite of design principles
and a process to identify and mitigate impacts
associated with additional tall buildings including
view loss. The public will have an opportunity to
comment on PPs and DAs that are submitted as
a consequence of the study.

Nil

2e

9
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15

Name & Address

Property /
Issue
Study

Built form

Key Points Raised

Council Response

Directions under the draft study are generally a
positive move towards a vibrant precinct. The
following elements of the draft study are supported:
•
consideration of shoptop housing on the site
•
listing the site for a tall building
•
Atchison St upgrades
•
Mitchell St linear park
•
4 storey podium and 3m above podium setback
•
Non-residential FSR of 4:1.

Noted.

A 6-storey podium is proposed for the site.

2f

The proposed 750m2 maximum tower floorplate
should be increased to 850-1,050m2 (including
balconies) to be economically feasible & in line with
Green Square, Lane Cove and Central Park towers.

This is not supported. Other submissions from
leading architects suggest floorplates as low as
480m2 are economically feasible. The desired
future character of the centre is for tall, slender
towers. These matters a dealt with in the report
and Attachment 4
Agree. Discussed in the report.

2e

Requiring a design competition to inform a PP is not
supported. In the absence of a height limit, results
will be difficult to compare & competitions are costly.
An alternative scheme is proposed with a design
competition informing the DA.

Recommended
Action
Nil

A design
competition to
inform a DA will
be listed as a
public benefit in
the study.

10

Criteria
2d

1c
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16

Name & Address

Property /
Issue
Access

Key Points Raised

Council Response

Parking provision should be supported by a market
feasibility analysis. This will deliver a more accurate
number of parking spaces to meet demand.
Innovative parking schemes are supported.

Agree. Discussed in report.

Employment

Serviced apartments may form a component of a
hotel development. Serviced apartments should be
permissible.

Serviced apartments will continue to be
permissible in the B3 Commercial Core and B4
Mixed Use zones. The floor space for serviced
apartment – whether as part of a hotel
development or not, will no longer contribute
towards the non-residential FSR.

2a

When assessing a DA, Council should measure
employment through the actual use and job
creation, rather than quantum of non-residential
floor space.

The North Sydney LEP non-residential FSR
control serves a number of purposes. It protects
the employment function of the area. It also
ensures a wider variety of recreation, service,
retail, community & entertainment services to
support community needs. These land uses
have varying job densities. Measuring job
creation alone would be counterproductive to the
intent of the non-residential FSR control.

2e

The non-residential FSR should be proportionate to
the uplift in development capacity being sought. i.e.
a more modest built form should be subject to a
lower non-residential FSR.

This principle has informed the proposed
increases in non-residential FSR. It is noted that
the study proposes increased residential
capacity on the subject site without any increase
to non-residential FSR. No change proposed.

2e

Podium levels with a northerly aspect can be better
suited to residential, and southerly for commercial
uses. The study should reflect this design flexibility.

Agree. The study and DCP allow for this design
flexibility.

2b

(Residential) tower floorplates as low as 480-750m2
can provide a higher level of streetscape amenity
and be economically viable. Amalgamating with the
adjoining site may not be possible. Council should
consider taller developments on sites less than
1,000m2.

The proposal does not represent the orderly
development of the land and is not supported.
These matters a dealt with in the report and
Attachment 4

2e

Instead of a design competition, the building
envelope can be developed and reviewed by
Council’s Design Excellence Panel. To secure an
agreed design at the DA stage, the original architect
can be retained through a condition of consent

Agree. This is dealt with in the report.

Built form

Built form

Recommended
Action
New satisfactory
arrangements
requirement in
study.

A design
competition to
inform a DA will
be listed as a
public benefit in
the study.
11

Criteria
2b

2b
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17

Name & Address

Property /
Issue
Placemaking

Key Points Raised

Council Response

There is a lack of community space. A place
(possibly in one of the new developments) for
functions, art display, exhibitions, library, free WiFi,
newspapers, community notices would be desirable.
Tai Chi by volunteers at Christie St Reserve, aqua
aerobics at NS Pool are also suggested.

The suggestions are noted. The study delivers a
suite of new public spaces and activity, including
a community arts centre that will meet a number
of these suggestions.

The are limited night time functions, apart from
Gilroys Hotel, which would be desirable to be
retained. More, well patronised food options would
enliven St Leonards.

Noted

2c

The area specialises in furniture shops, whitegoods
and medical services. These landuses should be
encouraged. Commercial and residential uses
should be located in separate buildings.

Noted.

2c

Losing employment due to short-medium term
demand for residential development will be a burden
on future generations.

Noted. The study aims to protect the
employment function of the centre for this
reason.

2b

Access

Greater use of laneways is unlikely, given their
traffic function. No parking spaces should be
removed to create the linear parks. Locating a bike
path along the space could be dangerous for
pedestrians.

Noted. This will be considered in more detail
through the preparation of the ‘St Leonards East’
public domain upgrade plan.

2b

Built form

The 24m minimum tower separation should be
increased to 45m to retain resident and public
amenity.

24m adheres to the minimum separation
distance under State guidelines for apartment
design (‘SEPP 65’).

2g

Placemaking

Eucalypts or crepe myrtle street trees are preferred.

Noted

2c

Signage should be limited and of high quality.
Concrete pavers cheap and have not been
maintained by developers. Undergrounding utilities
is a priority & should be done during paving
upgrade. Design considerations for Christie St
proposed.

Noted. Signage and pavers will be informed by
the NSC Public Domain Style Guide.
St Leonards is identified as a priority area for
undergrounding utilities, pending available funds
and necessary approvals.

2a

Employment

Recommended
Action
Nil

12

Criteria
2b
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Name & Address

Property /
Issue
Access

Key Points Raised

Council Response

Concern the public domain proposals may reduce
on street parking. Proposed initiatives to limit offstreet parking may drive the price of apartments up.
Despite the proximity to the station, there will be a
demand for private vehicle use e.g. parents, the
aged.

Noted. This is dealt with in detail in a separate
report to Council (‘Supporting DCP amendment
for the St Leonards / Crows Nest Planning Study
– precincts 2/3’ dated 18 May 2015).

Environment

The draft study does not include energy, water or
waste recycling initiatives. The use of hard street
surfaces increases radiant heat.
Copy of submission #20

Environmental initiatives have been considered
as part of the LGA-wide ESD Review in 2014.

Study

In principle support for the study. The remainder of
comments relate to the Access Study (Arup 2014).

Access

The proposal to relocate the bus stop on the Pacific
Hwy, east of Christie St may reduce view lines.
Further consultation with TfNSW is required.
The proposal to relocate the bus stop on the Pacific
Hwy west of Herbert St is not supported as it will not
improve pedestrian access and may impact traffic.

Noted. Proposals relating to bus stops outside
the North Sydney LGA will be removed from the
study.

Chandos St should be considered as a lower grade
east west bicycle link between the station and
Crows Nest.

Noted.

2a

Recommends a coordination group be established
between Lane Cove, Willoughby and North Sydney
Councils, chaired by the Department of Planning &
Environment.

Noted. The Department of Planning &
Environment will commence the subregional
planning process shortly.

2a

18
19

Recommended
Action
Separate report
to Council

Criteria
1a

2a

2c

Proposals
removed

1d

13
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20

Name & Address

Property /
Issue
Built form

Key Points Raised

Council Response

Concept proposal submitted for an amalgamated
2
property over 4,000m . The proposal will revitalise
the core of the town centre, significantly improve the
public domain. It is recommended Council consider
a PP to achieve the scheme.

The proposal should be the subject of a master
planning process that involves all three
landowners, Council, the community and other
key stakeholders. Employment and public
domain objectives in line with the study will need
to be realised.

Employment

Allowing a mix of uses on the subject site is
consistent with the policy direction of the State
Government.

This is incorrect. ‘A Plan for Growing Sydney’
states the B3 Commercial Core zone is to be
retained for long term employment growth.
Notwithstanding, the concept proposal is
considered to have significant potential to renew
the centre that the matter will be raised with the
Department of Planning & Environment if the
masterplan is considered to have merit.

Recommended
Action
Study amended
to identify the
site for a master
plan.

Criteria

Council to liaise
with the
Department of
Planning &
Environment.

2f

Nil

2d

1c

These matters a dealt with in the report and
Attachment 4
21

Affordable
housing

Strongly supports the draft study.

Noted.

North Sydney is a high need area for affordable
housing, with St Leonards being a key area that
provides essential health and education services.
The development of more affordable housing will
provide much needed assistance to those in
housing stress, encourage a greater social mix and
provide additional opportunities to key workers in
the area.
Units will match the growing demand for smaller
households.

14
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22

Name & Address

Property /
Issue
Workshop

Key Points Raised

Council Response

Recommended
Action
Nil

Criteria

The Council workshop was extremely helpful. Notes
from the workshop provided with the submission.

Noted.

Voluntary
planning
agreements

Concern raised about the legitimacy of the VPA
process in the workshop notes.

The VPA is a lawful process that captures a
portion of the financial uplift landowners receive
when land is upzoned. The money is put directly
into much needed public domain and community
services, in accordance with an adopted study.

Access

Sufficient off-street parking is required. This
includes visitor parking. The on-street parking
environment is getting worse.

Noted. This is dealt with in detail in a separate
report to Council (‘Supporting DCP amendment
for the St Leonards / Crows Nest Planning Study
– precincts 2/3’ dated 18 May 2015).

Placemaking

Well maintained and level footpaths, appropriate
street tree planting without rubber surfacing, better
lighting and rubbish bins are needed. Outdoor
spaces should be light, safe (including out of hours)
and grassed.

Noted.

2a

Access

Desire for laneways to be safe for traffic and in
better condition. Laneways are congested from
cars, trucks, double-parking. Expecting anything
better in laneways is highly unlikely.

Noted

2c

Built form

In terms of new development, existing residents
want privacy, maximum natural light, well designed
built form.

Noted. The study outlines design principles and
a process to achieve a design that mitigates
adverse impacts.

2c

Employment

Residents do not want empty commercial spaces in
buildings. More coffees shops and massage
parlours are not needed.

It is considered a significant portion of vacant
buildings is due to landowners allowing leases to
run out so the buildings can be redeveloped.
This is a temporary situation. Employment space
is needed to ensure sufficient services and
activity will be provided to support the existing
and future community of St Leonards.

2c

Council should not use the term ‘temporary
galleries, artists in residence…’. Council and the
community are aware these premises are earmarked for high rise (residential) development.

Noted

2c

2d

2c

Separate report
to Council

15
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ATTACHMENT 2: DRAFT ST LEONARDS / CROWS NEST PLANNING STUDY – PUBLIC SUBMISSIONS TABLE
No.
23

Name & Address

Property /
Issue
Built form
Employment

Key Points Raised

Council Response

Recommended
Action

Criteria

Without a rezoning and height increase, the subject
site will not be redeveloped. The site will continue
to struggle to compete for tenants.

It is noted a successful restaurant and a Post
Office occupy the site.

2e

The office market advice from SGS was not
available for review.

The Market Feasibility Study (SGS 2014) is on
the North Sydney website, along with the draft
study.

2f

A policy response that compels St Leonards to
continue to service C-Grade stock is not a desirable
vision, nor will it incentivise reinvestment.

These matters a dealt with in the report and
Attachment 4

2f

In the medium term, the centre is not expected to
achieve a significant uplift in commercial
development and take up of vacant space given
competition with centres offering larger floorplates
and more established activity.

2e

Council should consider a PP for the site to allow
‘shop top housing’ as a permissible use, with a nonresidential FSR of 1:1.

2e

Alternatively, Council should consider a PP for the
site and adjacent lot (if amalgamated) to allow ‘shop
top housing’ as a permissible use, with a nonresidential FSR of 4:1, and indentify the land for a
‘tall building’.

2e

Detailed arguments are provided in support of the
above recommendations. Essentially, the
submission suggests the proposed uplift has not
been distributed equitably, redevelopment of the
subject site is critical to achieve desired public
domain outcomes, and only a mixed use scheme
can adequately achieve the desired employment
function of the land.

2e

Broad support for transforming Atchison St into a
main, civic street, a 4 storey podium is supported

2d
Noted.

16
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ATTACHMENT 2: DRAFT ST LEONARDS / CROWS NEST PLANNING STUDY – PUBLIC SUBMISSIONS TABLE
No.
24

Name & Address

Property /
Issue
Employment

Key Points Raised

Council Response

Council should develop some form of ‘economic
development vision’ that encourages and provides
support for shared workspaces, event space (for
business and community), public WiFi, education
and support programs for start-ups and new
businesses in the LGA.

Noted. The study provides for shared
workspaces as a public benefit.

Information provided about shared office, coworking spaces.

Noted with thanks.

Recommended
Action
Council consider
preparing an
economic
development
policy.

Criteria

Study includes
information
provided

1a

1c

Shared spaces can provide the following
advantages within mixed use areas:
• Efficient use of space
• Low cost and flexible for small business
• Improved wellbeing, health and safety.
Co-working spaces also offer the following benefits:
• Networking & education opportunities
• Increased business efficiency.
High quality internet, free WiFi and flexible trading
hours will enhance the commercial built
environment.
VPAs could be a mechanism to deliver the above.

The study achieves this.

2b

17
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ATTACHMENT 2: DRAFT ST LEONARDS / CROWS NEST PLANNING STUDY – PUBLIC SUBMISSIONS TABLE
No.
25

26

Name & Address

Property /
Issue

Key Points Raised

Council Response

Concept proposal by SJB submitted for the site
resulting in a tower floorplate of 565m2 . Based on
the proposal, the following changes to the draft
study are recommended:

These matters a dealt with in the report and
Attachment 4

Recommended
Action
Nil

Criteria
2b

The subject site should be identified for a ‘tall
building’. The site has 3 street frontages and over
950m2 (just under the 1,000m2 limit identified in the
study).

2e

SEPP 65 building separation and setbacks
measured from the centre of the rear lane should
apply. The proposed setbacks under the draft study
achieve an 18m tower separation between the
subject site and the property to the south, which is
6m below the minimum 24m guideline distance
under SEPP 65 (habitable to habitable). The
additional separation required should be equally
shared by both properties.

2e

A 0m above podium side setback should be allowed
on narrow lots that require whole of building
setbacks to achieve a linear park.

2e

Copy of submission #29

These matters a dealt with in the report and
Attachment 4

Nil

2b

18
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ATTACHMENT 2: DRAFT ST LEONARDS / CROWS NEST PLANNING STUDY – PUBLIC SUBMISSIONS TABLE
No.
27

Name & Address

Property /
Issue
Study

Key Points Raised

Council Response

Acknowledge the importance of the draft study and
support the initiative.

Noted

Built form
Employment

The subject site is well-suited for residential
development. It is recommended ‘shop top housing’
is permitted as an additional use.

These matters a dealt with in the report and
Attachment 4

Recommended
Action
Nil

Public domain

2d

2b

The rezoning would enable redevelopment of the
site that would better achieve Council’s public
domain objectives, notably Atchison Civic Street
and Mitchell St linear park and reserve. It would act
as an incentive for redevelopment of the site.
Commercial floorplates could be reconfigured in a
new building to be more attractive to commercial
tenants.

Built form

Criteria

2b

Willing to agree with Council to determine an
appropriate non-residential FSR.

Noted in report

It is recommended Council increase the maximum
750m2 residential tower floorplate to 850-1,050m2.
The recommendation is based on a concept
proposal by Kahn Finch & Drew Dickson Architects.

This is dealt with in the report. The study is
proposed to be amended to enable a larger
2
commercial floorplate given the site is 2,800m
and zoned B3 Commercial Core.

The maximum
commercial GFA
floorplate is
increased to
1,000m2

1c

Fully support a design excellence completion given
the iconic nature of the site. However requiring a
design competition to inform a PP is not supported.
In the absence of a height limit, results will be
difficult to compare. An alternative scheme is
proposed with a design competition informing the
DA.

Noted & agree. This is dealt with in the report

A design
competition to
inform a DA will
be listed as a
public benefit in
the study.

1c

Support for Atchison Civic Street, Mitchell St linear
park, identifying the site for a ‘tall building’ and
approach to determine best design outcome, 4
storey podium and 3m tower setbacks.

Noted.

2b

2d

19
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ATTACHMENT 2: DRAFT ST LEONARDS / CROWS NEST PLANNING STUDY – PUBLIC SUBMISSIONS TABLE
No.
28

Name & Address

Property /
Issue
Built form
Employment

Key Points Raised

Council Response

Major submission that includes planning
assessment (Robinson Urban Planning), concept
proposal (SJB), employment assessment (Urbis)
and daylight impact report – Linea only (Wood &
Grieve Engineers). Key requests are:

These matters a dealt with in the report and
Attachment 4

Recommended
Action
Nil

Criteria

1) PPs should be considered for any land in B3
zone seeking a rezoning to allow shop-top housing
as a permissible use.

2e

Hotel/motel accommodation to be included in the list
of uses encouraged at the podium level.

2e

2) Set a non-residential FSR of 4:1 on the site.

2b

3) Amend all references to enable all sites over
900m2 to be considered for a ‘tall building’.

2e

4) Identify the subject site for a ‘tall building’.

2e

5) Setbacks on the site to be amended to require a
4m ground level setback to Christie St, 0m ground
level to Atchison St, and 3m above podium setback
to Linea.

2e

The above recommendations are underpinned by a
detailed submission. Key points to note are that the
site is visually prominent, strategically significant,
will result in a slender tower if a rezoning is
permitted and deliver an estimated 135 additional
jobs over the existing situation – an improvement on
‘theoretical employment yield’.

2c

The draft study proposal to accept shop top housing
on 2 commercial core sites dues to existing
development consents for mixed use is flawed and
inequitable.

2b

A hotel will not be financially viable without
residential tower.

2c

20
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ATTACHMENT 2: DRAFT ST LEONARDS / CROWS NEST PLANNING STUDY – PUBLIC SUBMISSIONS TABLE
No.

Name & Address

Property /
Issue

Key Points Raised

Council Response

Recommended
Action

Criteria

Built form

The amalgamated site is just short of the 1,000m2
minimum site area to be considered for a ‘tall
building’. The City of Sydney make provision for
buildings over 18 stories on sites with areas less
than 800m2.

These matters a dealt with in the report and
Attachment 4

Nil

2b

The Daylight Impact Report concludes there will be
limited additional impact of a tall building to Linea
and maintain reasonable solar access for 619&621
Pacific Hwy.

Noted.

2c

Noted

2d

Support a design excellence competition.
29

30

Based on preliminary analysis (provided in a later
submission) there are grounds to consider
alternative height and FSR controls (not specified).

See comments at submission #34

Willing to work with Council on future opportunities.
Copy of submission #24
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ATTACHMENT 2: DRAFT ST LEONARDS / CROWS NEST PLANNING STUDY – PUBLIC SUBMISSIONS TABLE
No.
31

Name & Address

Property /
Issue
Study

Key Points Raised

Council Response

Welcomes the opportunity to work with Willoughby
City Council and North Sydney Council. Clarity of
the study is commended.

Noted

The draft study does not sufficiently take account of
surrounding LGAs, notably open space and built
form proposals.

The study maps the region and shows current
redevelopment plans. Regional-level strategies
have been referred to, where relevant.

2a

Supports the VPA process.

Noted

2d

The demographic analysis and history section are
useful but should be linked to
conclusions/opportunities (unstated).

Recommendations are provided further in the
document.

2b

Lane Cove Council would support opportunities to
link public spaces in the precinct with the
interchange and Friedlander Place, and investigate
improved access. Coordination of street trees
across LGAs is desirable.

It is not clear what is being specifically proposed
here, however consideration of any access
improvements above what has been proposed in
the study are welcome.

2a

Support public domain proposals.

Noted.

2d

Employment

Setting minimum non-residential FSR in the B4
zone is supported as it protects St Leonards role as
a strategic centre and consistent with State
Government’s metropolitan planning. Welcomes
cooperative promotion of the centre by the 3
councils.

Noted

2d

Built form

Queries the ‘stepping down’ principle. Concern over
‘prescriptive measures’ in relation to height, tower
footprint and width to achieve an attractive skyline
view and adequate tower separation.
Notwithstanding, Council generally agrees with
design principles.

The study moves away from the ‘stepping down’
principle on key sites, subject to achieving good
design and public benefits. Maximum width and
floorplates will limit overshadowing of Lane Cove
developments.

The strategic objective of excluding sites from the
height control is unclear and unacceptable. The
approach may create uncertainty for the public.

Heights are set in the LEP. A new height for the
4 sites will be best determined through the
proposed design process. Public submissions
did not raise this as a concern.

Placemaking

Recommended
Action
Nil

Council’s
position on built
form will be
clarified in study

Criteria
2d

1e

2e
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ATTACHMENT 2: DRAFT ST LEONARDS / CROWS NEST PLANNING STUDY – PUBLIC SUBMISSIONS TABLE
No.
32

Name & Address

Property /
Issue

Key Points Raised

Council Response

Supports the draft study in principle, pending further
consideration of proposed intersection treatments.

Noted.

2d

Supports TfNSW recommendation for a
coordination group be established between Lane
Cove, Willoughby and North Sydney Councils,
chaired by the Department of Planning &
Environment.

Noted. The Department of Planning &
Environment will commence the subregional
planning process shortly.

2a

Recommends traffic modelling to assess the impact
of future development in the precinct and identify
road & transport infrastructure improvements.

Noted. This is dealt with in detail in a separate
report to Council (‘Supporting DCP amendment
for the St Leonards / Crows Nest Planning Study
– precincts 2/3’ dated 18 May 2015).

Separate report
to Council

2g

Proposals have been reworded to accord with
RMS advice

Text on
intersections
have been
reworded

1b

These matters a dealt with in the report and
Attachment 4

Nil

2e

Intersection treatments:
• Traffic signals Christie/Chandos St not
supported.
• Traffic signals Albany/Oxley St need to meet
warrants for installation.
• Kerb build outs on Albany/Pacific Hwy should
not reduce highway capacity.

33

Additional design concept submitted that achieves a
non residential FSR of 5:1 and height limit of 80m.

Recommended
Action

It is recommended:
1) allow shop top housing, as a permissible use on
the site
2) set a non-residential FSR of 5:1
3) designate the site for a ‘tall building’ with
maximum height limit of 80m
It is suggested the revised design concept better
aligns with Council’s employment and built form
objectives.

23
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ATTACHMENT 2: DRAFT ST LEONARDS / CROWS NEST PLANNING STUDY – PUBLIC SUBMISSIONS TABLE
No.
34

Name & Address

Property /
Issue
Study

Key Points Raised

Council Response

Acknowledges the draft study and its relevant
proposed built form controls.

Noted.

Built Form

Concept proposal by SJB submitted for the site
resulting in a tower floorplate of 710m2 . Based on
the proposal, the following changes to the draft
study are recommended:

These matters a dealt with in the report and
Attachment 4

•
•
•

35

Built Form

Concept proposal by SJB submitted for the site
resulting in a tower floorplate of 556m2 . Based on
the proposal, the following changes to the draft
study are recommended:
•
•
•
•

36

Built Form

The subject site should be identified for a
‘tall building’. Change of height from 12
storeys (study) to 30+ storeys;
Above podium rear setback of 3m rather
than 6m (study); and
Above podium side setback of 6m to
Markham site and 3m on other.

Recommended
Action
Nil

Criteria
2d

2e

The achievable height is 14 stories if a laneway
is provided

Map has been
updated to
clarify this

1e
2e

These matters a dealt with in the report and
Attachment 4

Nil

2e

Refer to comments at submission #15

Nil

2d

The subject site should be identified for a
‘tall building’. Change of height from 18
storeys (study) to 30 storeys;
3m ground level setback on Mitchell Street
frontage;
Above podium rear setback of 5m rather
than 6m (study); and
Allowance the area between podium edge
and setback tower to be used as a building
articulation zone

Generally supportive of the study and its
recommendations. Makes recommendations:
•

The maximum tower footprint be amended
or removed to allow tower footprints larger
than 750sqm; and

•

Explore alternative means to design
competition – issues with timing and
procedural requirements.

2e

See previous
comments

1c

•
24
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ATTACHMENT 2: DRAFT ST LEONARDS / CROWS NEST PLANNING STUDY – PUBLIC SUBMISSIONS TABLE
No.
37

Name & Address

Property /
Issue

Key Points Raised

Council Response

Owners of the subject property do not support the
inclusion of the site as a part of any other land’s
proposal.

Noted.

Recommended
Action
Recommendatio
ns made in
relation to this
property will be
subject to
landowners
agreement

IT IS RECOMMENDED THAT COUNCILLORS REFER TO THE COMPLETE SUBMISSIONS MADE AVAILABLE TO THEM, AND TO THE
REPORT TO COUNCIL, WHICH EXPANDS ON THE ISSUES RAISED IN THE SUBMISSIONS.
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1a
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ATTACHMENT 4: Summary of development proposal review
SITE

Site 1
655/657 Pacific
Highway
(& 100 Christie
Street)
06/02/15
Submission 20
2

Area: 2727m

Site 2a
75-83 Christie
Street (3 lots)
06/02/15
Submission 28
Area: 921m2

Placemaking
Significant
contribution to
placemaking
objectives for the
precinct

Employment
Consistent with
State & local
government
employment
policy

Yes
Sunken garden
surrounded by retail.

No
Requires rezoning
from B3 to B4
or shoptop housing
listed as an
additional use

Observation platform
on top of iconic
tower for the public

Principle 2
Built form has the
potential to limit
overshadowing &
associated impacts
to an acceptable
level

Yes
Proposal will increase
the separation distance
to The Forum
compared to study

Yes
Overshadowing
across Pacific
Highway to proposed
residential buildings
and public plaza in
Lane Cove LGA to
be modelled

Better pedestrian
connections to the
station

Some
4m ground level
setback on Christie
Street
Public art at the
termination of
Sergeants Lane
Affordable housing
contribution

Site 2b
77-83 Christie
Street (2 lots)
06/02/15
Submission 33

Principle 1
Residential tower
can achieve
minimum 24m
separation distance
to other tall
buildings

No
3m ground level
setback on Christie
Street

No
Requires rezoning
from B3 to B4
or shoptop housing
listed as an
additional use

Constrained
3m: 2-4 Atchison
Street (Linea)
23m: 100 Christie
(Study)

Proposed nonresidential FSR: 4:1

23m: 619&621 Pacific
Highway (Study)

Constrained
Overshadowing of
619&621 Pacific
Highway
Overshadowing of 24 Atchison Street
(Linea)

Built form
Principle 3
Proposal positively
contributes to the local
context and desired
future character of St
Leonards
Yes
Major opportunity to
improve station access
and achieve significant
public benefit
Additional height being
proposed at a ‘gateway’
location in the centre

Yes
A constrained site that
has the potential to
positively contribute to
the future character of St
Leonards, given its high
profile location from the
station exit.

Hotel development

No
Requires rezoning
from B3 to B4
or shoptop housing
listed as an
additional use

Area: 702m2
Proposed Non Res
FSR: 5:1

Constrained
3m : 2-4 Atchison
Street (Linea)
23m : 100 Christie
(Study)

Constrained
Overshadowing of
619&621 Pacific
Highway
Overshadowing of 24 Atchison Street
(Linea)

Yes
A constrained site that
has the potential to
positively contribute to
the future character of St
Leonards, given its high
profile location from the
station exit.

Overshadowing of 75 Isolation of Gilroys
Christie Street
Hotel an issue.

Design Excellence Panel Comments

Supported in principle
1. The scheme has the potential to transform
the area outside the station and establish a
‘civic heart’ to St Leonards.
2. Redevelopment of the 3 sites should
involve a master planning process and/or
design competition.
3. Desired outcomes in terms of residential
yield, employment capacity, public
domain, on-site community facilities and
built form need to inform a master plan.
4. The Panel does not support any
development on Christie Street Reserve.
5. Concern the photomontages suggest the
public domain is taken up with retail.
6. Sergeants Lane should be retained.
Impacts require further investigation
1. High profile site which currently
contributes to the night time economy.
2. Impact of a built form taller than 16 storeys
may be acceptable.
3. Overshadowing impact of additional height
to mixed use tower at 619-621 Pacific
Highway needs further analysis. Modelling
should determine whether 75% of affected
dwellings would achieve a minimum of 2
hours of mid-winter sunlight.
4. 3m above podium setback on Christie St
should apply.
5. There may be benefits to including the site
in any masterplan for Christie St.
See comments above

Recommendation
NSC City Strategy Comments

Masterplan required
Pending the agreement of the 3
landowners, it is recommended that
design concepts are developed with
Council through a masterplan process to
inform a planning proposal.
Support is contingent that there is no net
loss in employment capacity.
Commercial building located on site of
Christie Reserve not supported.

Not supported.
Proposal to rezone to mixed use:
1. Would represent a permanent loss of
non-residential floor space capacity
in St Leonards.
2. Does not offer the same level of
public benefit as other projects
3. Is not critical to Council’s urban
renewal objectives for the centre.

Not supported.
Proposal to rezone to mixed use:
1. Would represent a permanent loss of
non-residential floor space capacity
in St Leonards.
2. Does not offer the same level of
public benefit as other projects
3. Is not critical to Council’s urban
renewal objectives for the centre.
4. Isolates Gilroys Hotel from future
redevelopment.
Proposed delivery of 5:1 non-residential
FSR is noted.
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ATTACHMENT 4: Summary of development proposal review
Site 3
19-33 Chandos
Street
25/03/15
Submission 34

Some
6m through site link

Yes
Proposes nonresidential floor
space in podium

No
18m: 6-16 Atchison
Street

No
Unacceptable
overshadowing and
view impact on 6-16
and 18-24 Atchison
St

No
Does not support the
fine grain character of
Chandos St

1.
2.
3.

Area: 1625m2
4.
Site 4
39 Chandos Street
27/03/15
Submission 35 and
25

Yes
3m building setback
to achieve Mitchell
St linear park, as per
Study

Yes
Proposes nonresidential floor
space in podium

No
19m: 22 Atchison
Street

3m ground level
setback on Chandos
Street

Area: 958m2

Site 5
22 Atchison Street
06/02/15
Submission 16

No detail

No detail

No detail

No
#25 submission
Unacceptable
overshadowing and
view impact on 6-16
and 18-24 Atchison
Street
#35 submission
Significant
overshadowing and
view impact on 6-16
and 18-24 Atchison
Street
No detail

Area: 684m2
Site 6
Auswin Lands
29/01/15
Submission 13

Yes
Proposed alternative
public space offering
(approx 2100sqm) to
Oxley Street

2

Area: 5244 m
(total)

Concern the linear
park reads as a
forecourt to the
proposed tall
buildings and subject
to excessive
overshadowing
Affordable housing
Subsidised startup
commercial spaces

No
Insufficient nonresidential FSR to
support the future
population

Yes

No
Unacceptable
overshadowing
Unacceptable impact
on adjacent mixed
use buildings

No
The two proposals
exceed what is
considered reasonable
for the finer grain along
Chandos St

1.
2.

3.

No
Compromises the
development capacity of
neighbouring property at
20 Atchison and does
not represent the orderly
development of land.
No
Proposed 32 and 51
storey buildings are
massively out of scale
with adjacent 2-5 storey
Crows Nest Town
Centre

Additional height not supported
Not supported
A “tall building” is not supported on this
Revised design required
site.
The scheme:
Height should not exceed the draft study’s
1. Has an unacceptable level of impact
proposal.
on surrounding residential towers (in
Scale and finer grain of Chandos St should
construction and proposed).
be protected.
2. Is out of scale with desired future
character of Chandos Street.
Active through site link to 6-16 Atchison St
is highly desirable at this location.
Additional height not supported
Not supported
A “tall building” is not supported on this site.
Revised design required
The scheme:
Height should not exceed the draft study’s
1. Has an unacceptable level of impact
recommended 18 storeys.
on surrounding residential towers (in
construction and proposed).
2. Is out of scale with desired future
Proposal’s support to deliver a 3m whole of
character of Chandos Street.
building setback is noted.

Requires amalgamation with adjacent site
1. Proposal for a “tall building” on the site
without amalgamation with 20 Atchison
Street is not supported as it compromises the
development capacity of neighbouring
property and does not represent the orderly
development of land.
Out of scale with local context
1. Strongly of the view that the two towers
under the planning proposal are
inappropriate and grossly out of scale in
regards to local context and desired future
character under the study.
2. Heights should be more in line with Draft
Study and should not exceed 16 storeys.
Does not support desired 3. Built form should reflect 25-35m widths of
future character of the
other mixed use developments along
medium rise ‘transition
Atchison Street.
area’ between the centre 4. Preparation of a masterplan may achieve the
and Crows Nest Town
best height and massing outcome.
Centre under the study
5. Panel prefers a defined edge to building
height along Oxley Street rather than strict
Isolates 2 sites.
adherence to the ‘stepping down principle’
or building height plane under the DCP.
6. 16 storeys is supported on the West of Oxley
street provided there is a well sized
landscaped setback as a transition to the
Crows Nest residential area.

Not supported without amalgamation
1. Proposal does not represent the
orderly development of the land.

Not supported
Masterplan required
1. Represents a massive
overdevelopment of the land that is
entirely out of character with its
surrounds.
2. Unacceptable level of impact on
adjacent buildings and surrounds.
A masterplan should be developed with
Council. Adjoining landowners to be
invited to participate. Community to be
invited to comment on the proposals.
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Site 7
619 & 621 Pacific
Highway
05/02/15
Submission 15

No
Little ground level
activation to
Atchison Street and
Pacific Highway

Area: 1062 m2

Ground level setback
on Christie Street
inconsistent with
Study

Yes
Proposes podium
level of nonresidential
floorspace

Yes
24m: 6-16 Atchison St

No
Requires rezoning
from B3 to B4
or shoptop housing
listed as an
additional use

No detail

Building has the
potential to achieve
24m separation from
depending on other tall
buildings designs.

Potential
Modelling to have
regard to current
mixed use proposals
being considered by
Lane Cove Council

Potential
Proposal does not
incorporate the design
requirements for tall
buildings under the
study, resulting in a
dominant, wide built
form, rather than a tall,
slender tower

No detail
Modelling to have
regard to current
mixed use proposals
being considered by
Lane Cove Council

Potential
Limited details provided
of scheme

1. The study’s built form featuring maximum
40m building width and max 750m2 is
preferred to the proposed built form.

Not supported
Revised design required
Design and public benefit offer need to
be informed by the study’s built form
requirements.

No significant public
benefits proposed to
support the scheme

Site 8
601 Pacific Highway
06/02/15
Submission 27
Refer to Submission
15
Area: 2843 m2

Potential
Whilst not included
in the submission,
shared basement
access with 619 &
621 Pacific Highway
may enable a portion
of Atchison Street
west to be converted
into a shared zone.
Some suggestion
additional public
open space fronting
Atchison St could be
achieved.

No comment

Not supported
Proposal to rezone to mixed use:
1. Would represent a significant,
permanent loss of non-residential
floor space capacity in St Leonards.
2. Does not offer the same level of
public benefit as other projects
3. Is not critical to Council’s urban
renewal objectives for the centre.
There is significant potential for public
domain upgrades that enhance Atchison
St as the civic main street and support
Mitchell St Plaza upgrades.

