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1 Executive Summary
Urbanism has been engaged by the four (4) owners of 378, 382, 388 and 390 Pacific
Highway, Crows Nest to prepare a submission to the Draft St Leonards and Crows Nest
Plan 2036 seeking support for a more commercially viable development outcome for their
combined sites.
The aims of this report are to:


Provide a description of the locality, subject site;



Outline the current and proposal planning controls; and



Present a strategic case for alternative controls to achieve a better commercial and
public domain outcome

This submission is made in support for the draft Plan generally however it presents a
compelling case for the subject site to be considered a ‘Strategic Site’. This would also
include attracting alternative height and floor space provisions in recognition of its strategic
location.
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2 Site and Locality Description
2.1 Locality Assessment
The subject site is located within the suburb of Crows Nest, on the corner of the Pacific
Highway and Hume Street and is positioned approximately halfway along the 800 metre
corridor on the Pacific Highway linking the St Leonards and Crows Nest CBDs.
The site is directly opposite the new Crows Nest Metro Station. When operational in 2024,
this will provide access to Central Station in 11 minutes and Martin Place in 7 minutes with a
train every four minutes in the peak.
The Sydney Metro Authority states that:
“The station creates a new transport focus on the southern side of the St Leonards
specialised centre which supports the St Leonards southern gateway to commercial
and mixed-use activities.”
The following figure shows the location of the subject site in relation to the surrounding
locality.

Source: Six Maps (2018)

2.2 Site Description
The subject site comprises four (4) properties as follows:
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378 Pacific Highway, Crows Nest



382 Pacific Highway, Crows Nest



388 Pacific Highway, Crows Nest



390 Pacific Highway, Crows Nest

Although each property is owned separately, the four (4) landowners are working under an
MOU in cooperation to achieve a commercially viable outcome for the entire landholding.
The strategic site is located on the corner of the Pacific Highway and Hume Street and
comprises a combined site area of approximately 1,309m2. This site, along with the
proposed over station development of the new Crows Nest Metro Station could deliver an
iconic entry statement to the southern end of the St Leonards Specialised Centre.
The following figure shows the subject site and its relationship to the Crows Nest Metro
Station and Over Station Development Sites directly opposite:

Source: Google Earth (2018)
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The following image shows the subject site and its relationship to the St Leonards CBD
further up Pacific Highway:

Source: Google Earth (2018)

The following image shows the subject site and its relationship to the Crows Nest Metro
Station and Over Station Development Sites:

Source: Google Earth (2018)
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3 Current and Proposed Planning
Controls
3.1 Description of Current Controls
The North Sydney Local Environmental Plan 2013 identifies the following key planning
controls applying to the subject site:


Zone:

B4 Mixed Use



Height of Building:

16 metres



Floor Space Ratio:

N/A



Non-Residential Floor Space Ratio: 0.5:1

3.2 Description of Proposed Controls
The Draft St Leonards and Crows Nest Plan proposes the following key planning controls to
apply to the subject site:


Zone:

B4 Mixed use (No change)



Height of Buildings:

18 Storeys



Floor Space Ratio:

6:1



Non-Residential Floor Space Ratio: 2:1

3.3 Implications of Proposed Changes to Controls
The proposed changes:


increase the building height,



applies a total floor space ratio where currently there is none; and



increases the non-residential floor space requirement four fold.

3.3.1 Building Height
While the proposed increase in building height from 16 metres to 18 storeys is not
insignificant, there appears to be strategic a disconnect between the building height applied
to the Metro Station OSD opposite the subject site.
The rationale for the proposed building heights as outlined on page 24 of the draft Plan is as
follows:
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“The draft Plan proposes a cluster of high density mixed-use development between
St Leonards and Crows Nest station. This is a logical place for increased density
from a transit-oriented development perspective and the accessibility of this location
is attractive to businesses.”
This concept is illustrated by the corresponding figure (referred to as figure 10) on the same
page:

Source: St Leonards and Crows Nest Draft Plan 2036

While the strategic intent of the graduation in building height from St Leonards to Crows Nest
is understood, the proposed building height changes are somewhat inconsistent. Note the
following figure is an excerpt from Figure 24 of the draft Plan:
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Source: St Leonards and Crows Nest Draft Plan 2036

It would appear that the subject site and the Crows Nest Metro as shown on Figure 10 of the
Draft Plan attracts a similar building height however, this is not translated onto the proposed
building height changes map.
Note also on the building height changes map that there is an identified “Significant Site” on
the immediately adjacent street block to the north along Pacific Highway. These sites may
potentially attract additional height which can be determined through a design excellence
pathway.
A State-led Planning Proposal to amend current planning controls for the new Crows Nest
Sydney Metro station sites are being exhibited in conjunction with this draft Plan.
The Department of Planning and Environment is proposing to amend North Sydney Local
Environmental Plan 2013 to enable integrated station development of the Crows Nest Metro.
Proposed amendments include increasing building heights to 27 storey.
While this submission supports the State Government leading early planning for the metro
station sites, there appears to be a potential missed opportunity to co-design the Crows Nest
Metro Station and OSD in unison with the subject site. Together these sites form an iconic
gateway to Crows Nest CBD Precinct and St Leonards beyond.
The draft Plan should be amended to identify the subject site as having a consistent building
height with the Crows Nest Metro Station and OSD of 27 storeys.
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3.3.2 Floor Space Ratio
Currently the site attracts no FSR limitation on total FSR under the North Sydney Local
Environmental Plan 2013. This enables the subject site to achieve its maximum current
building height of 16 metres and to address density through a design-led process.
The draft Plan proposes to impose a maximum FSR of 6:1 for the subject site. This is
illustrated on the following excerpt from Figure 25 on page 51 of the draft Plan:

Source: St Leonards and Crows Nest Draft Plan 2036

Similar to the difference in building height, the Crows Nest Metro Station and OSD attracts
double the total FSR control than the subject site (12:1 compared to 6:1).
This will result in a very different design outcome between the two sites to the point they will
have limited relationship to one another. This is despite the fact that they together form part
of a unique and iconic transit oriented development precinct and a gateway to Crows Next
and St Leonards beyond.
The proposed FSR of 6:1 itself is a limitation on the development potential of the site. The
total site area of the consolidated properties is 1,309m2 which is sufficient to support an
iconic development befitting the unique opportunities that the locality presents. This would
however result in a gross floor area (GFA) of 7,854m2 as follows:


1,309m2 (site area) X 6 (FSR) = 7,854m2 (GFA)

Any future development of the subject site would not be able to achieve the proposed
building height of 18 storeys. This is because, the resultant floor plates would need to be
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considerably smaller than the 1,500m2 – 2,000m2 generally considered to be minimum to
sustain A-Grade commercial office space. Below this size, planning and circulation is
diminished resulting in a lower grade space which will not deliver the desired character for
the Crows Nest Sydney Metro Precinct.
This is particularly important considering that the draft Plan strongly emphasises the need to
maintain a strong employment focus for the precinct, even significantly increasing the
minimum non-residential floor space ratio (discussed in the following section).
In order to achieve the desired building height and achieve closer to the minimum floor plate
for commercial development, a floor space ratio at least comparable with the Crows Next
OSD Development would be required.
However, it may be more practical to not specify a FSR (as per the existing LEP controls)
and allow a design-led approach to demonstrate how design excellence can be delivered
while reflecting the commercial realities.

3.3.3 Non-Residential Floor Space Ratio
The draft Plan seeks to increase the minimum non-residential floor space ratio by three
times the current requirement of 0.5:1 under the North Sydney Local Environmental Plan
2013 to 2.0:1. This is illustrated on the following excerpt from Figure 29 on page 57 of the
draft Plan:

Source: St Leonards and Crows Nest Draft Plan 2036
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This is a significant impost on the future development of the site. The site area of 1,309m2
does not enable the attainment of the minimum required floor plate to meet market demands
‘A Grade’ office space which generally requires between 1,500m2 and 2,000m2.
This increases the non-residential / residential floor space mix from approximately 16% to
33% with significant implications for the viability of any future development of the site.
The draft Plan states that the objective of this control is to “encourage employment
generating uses”, on mixed use sites with the greatest density.
The landowners support maintaining employment generating uses on their site and within
the precinct. However, this is not viable under the proposed building height and total FSR
proposed. To achieve the required non-residential FSR of 2.0:1 the site would require a
minimum of 2,618m2 of non-residential floor area. Again, the minimum floor plate required to
meet market needs for A-Grade commercial floor space is between 1,500m2 and 2,000m2.
This is not possible to achieve given the current site size and proposed setback controls.
This submission argues that the building height should be increased to 27 storey, consistent
with the Crows Nest Metro Station OSD and an FSR at least comparable with that
development applied so that the building can achieve more consistent built form. Under such
a development scenario, sufficient scale may enable the viable attainment of this proposed
control. However, without significant additional height and density there would be limited
commercial potential of the site which would be a missed opportunity for well-located site
such as this. This would support designating the site a “Significant Site” and removing
current height and FSR limitations enabling the landowners to develop an iconic concept that
achieve a commercial outcome that maintains employment provision on-site.

3.3.4 Significant Site Option
The draft Plan identifies several sites (Figure 32) which may be appropriate for additional
height, subject to further assessment and community consultation.
The draft Plan states that:
“These significant sites will be subject to a rigorous design excellence process to
determine the appropriate height, floor space ratio and other design details.
Proposals for significant sites would need to demonstrate consistency with the vision,
design criteria and area wide design principles in this Plan.”
Based on the assessment of the proposed controls outlined above and the unique, iconic
location of the site opposite to the Crows Nest Metro Station, the subject site would be an
ideal candidate for inclusion as a “Significant Site”.
The subject site represents a significant opportunity to integrate an iconic, mixed-use
development into the Crows Nest Metro Station precinct. Opportunities to link the subject
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site via an air bridge or sub level concourse with the Metro Station over the Pacific Highway
would be a unique opportunity. This would assist in activating the street level via retail on
Pacific Highway and Hume Street and provide pedestrian friendly access to upper level
commercial and retail floors.
The use of the design excellence process would be well suited to addressing the overall
building height, non-residential FSR and total FSR constraints and deliver a sustainable,
walkable and liveable city.

3.3.5 Additional Site Opportunity
Although the four (4) landowners of 378, 382, 388 and 390 Pacific Highway, Crows Nest are
working in collaboration under an MOU and have commissioned this submission, adjoining
owners have also expressed an interest in being included in a revised concept for a larger
landholding.
The additional sites are as follows:


Optional Site A:

400 Pacific Highway, Crows Nest (Approx. 659m2)



Optional Site B:

33 Nicholson Street, Wollstonecraft (Approx. 416m2)
31 Nicholson Street, Wollstonecraft (Approx. 427m2)
29 Nicholson Street, Wollstonecraft (Approx. 410m2)

These additional sites comprise a further 1,912m2 and a total site area of the total combined
sites of 3,221m2. This would be a significant landholding that can deliver the iconic corner
site development of the original landholding while also delivering more commercially viable
commercial floor plates.
The following map identifies the additional sites which could be included in revised planning
controls under the draft Plan to unlock the strategic potential of the combined site:
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Source: Google Earth (2018)

Should the Department support this submission the landowners would be willing to meet with
the urban designers to discuss a revised concept for the site for incorporation into the
revised draft Plan.

3.3.6 Improved Access Opportunity
The Vision outlined in the draft Plan, among other noble pursuits, is that:
“In 2036, St Leonards and Crows Nest will be…An accessible place – An attractive
and easy place to walk, cycle and move through, with improved local and regional
connections.”
As alluded to previously, there is a unique opportunity to further realise this vision by
integrating an iconic, mixed-use development at the subject site into the Crows Nest Metro
Station precinct. Improving connectivity between the subject site via an air bridge or sub
level concourse with the Metro Station over the Pacific Highway would be a unique
opportunity. This would assist in activating the street level via retail on Pacific Highway and
Hume Street and provide pedestrian friendly access to upper level commercial and retail
floors.
This would also support other place making principles by improving casual surveillance and
universal access principles to new development to create a safe, inclusive and comfortable
environment.
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This approach is consistent with the Local Character Statement Principles for movement
contained with the draft Plan as follows:


Deliver connectivity improvements to and around St Leonards and Crows Nest
stations to make it easy to travel to schools, work, shops and meet up with friends
both within the area and further afield.



Investigate new and improved cycleways and walkways to make it easy, safe
and comfortable to move within the local area.



Consider more opportunities to safely cross the Pacific Highway.



Consider a coordinated parking strategy to manage the community’s needs, while
minimising traffic congestion.

These principles are fully supported by the landowners who would like to nominate their key
strategic site, directly opposite the Crows Nest Metro Station, for further investigation of
access improvements in the next stage of the project.
The Vision for improved connection from the subject site to the new Crows Nest Station is
illustrated on the following excerpt from Figure 18 on page 37 of the draft Plan:

Source: St Leonards and Crows Nest Draft Plan 2036

Note that the subject site is located on the corner of Hume Street and Pacific Highway which
is specifically identified for pedestrian and cycling connection improvements to the Metro.
We submit that the landowners, the Department and Metro Authority meet as soon as
possible to progress design options. This will ensure that the opportunity to greatly improve
access across the Pacific Highway to the Metro Station at this key strategic node is not
missed.
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4 Conclusions and Recommendations
The landowners are generally supportive of the draft Plan and welcome the opportunity to
help create a transit-oriented precinct that supports employment growth and contributes to
global Sydney.
However, for the reasons identified in this submission, it is requested that the draft Plan as it
relates to the subject site is revised in the following ways:


The proposed Building Height be amended to 27 storey consistent with the Crows
Nest Metro Station and OSD opposite the subject site



The proposed total FSR of 6:1 be revised up to be consistent with the Crows Nest
Metro Station OSD to enable the future development to achieve the proposed
building height and achieve floor plates required for viable mixed commercial /
residential development



Alternatively, the subject site be identified as one of the “Significant Sites” given its
strategic location and proximity to the Crows Nest Metro Station.



That the Department and their urban designers meet with the landowners to discuss
the potential for the iconic redevelopment of the site and integration with the Crows
Nest Metro Station
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Source: Crows Nest Over Station Development Community Booklet (Sydney Metro, 2018)

