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EXECUTIVE SUMMARY
This Town Planning Submission has been prepared by Willowtree Planning Pty Ltd on behalf of the
owners of Lots 1 & 2 DP 901161, SP 72806 and SP 62905, in relation to the Draft St Leonards and
Crows Nest 2036 Strategy (draft 2036 Strategy). Specifically, this submission relates to the sites of 212 Clarke Street, Crows Nest (Lots 1 & 2 DP 901161; SP 72806; SP 62905), which directly adjoin the
new Sydney Metro Station precinct.
This submission outlines the strategic case for promoting higher density development on the
consolidated subject site (2-12 Clarke Street, Crows Nest). This would require amendment to the height
and floor space ratio (FSR) controls nominated for the site by the draft 2036 Strategy.
The site is the critical Gateway between the Metro Station and Crows Nest Village. Greater building
height and FSR on the site is required to support the viability of its future redevelopment as a key
element of the St Leonards and Crows Nest 2036 Strategy. Higher density, mixed use development on
the site would complement the Crows Nest over station development that is proposed under a draft
Rezoning Proposal and Concept State Significant Development Application (SSDA).
Accordingly, this submission introduces the site and its surrounds through brief context analysis and
overview of current and proposed Planning controls, describes the vision for the site and required
amendments to the draft 2036 Strategy, and provides strategic justification for the envisaged scheme.
Key strategic justification includes:
▪

The site immediately adjoins the site of Crows Nest Metro station and proposed over station
development, as well as adjoining established Crows Nest Village.

▪

The site is strategically and prominently positioned to form the Gateway to Crows Nest. The
site benefits from:
▪
▪
▪
▪
▪
▪
▪
▪

Direct interface to Crows Nest Village and Metro station.
Large site area, being the single largest site adjacent to the Metro station (other than
the over station development site).
Island site with four (4) street frontages, resulting in outstanding access, significant
street presence, extensive opportunities to activate the public domain at street level
and potential through-site links at ground level.
The site is capable of greater height without undue overshadowing of existing or
possible future residential flat buildings, Hume Street Park or Willoughby Road.
There is a scarcity of sites so well-placed with so few constraints, therefore yield should
be optimized.
North-easterly aspect (meaning future development would benefit from a high level
of amenity).
Outlook over, and proximity to, Hume Street Park. Future development would not
overshadow the park.
Buffering from the fast-moving traffic and noise of Pacific Highway, thereby
contributing to higher amenity for future occupants.

▪

By contrast, the proposed 8 storey height limit and 4.5:1 FSR would not permit an appropriate
level of density for the site. The redevelopment would not be financially viable and there is no
incentive for the respective owners to consolidate the subject site.

▪

The unique potential for this 'Gateway' redevelopment link between the Metro and Crows Nest
Village would be denied and the current dilapidated buildings would be retained into the future.

▪

Any development of the individual sites would lead to a piecemeal and uncoordinated outcome
for the street block.
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▪

The current scheme would result in a poor urban design outcome.

▪

Additional height and FSR are therefore required on the site to integrate with proposed over
station development and contribute to the creation of a high density ‘precinct’ rather than just
two (2) isolated towers.

▪

This would also support the delivery of housing, job creation and achieve the principles of
transit oriented development.

This Town Planning Submission is structured as follows:
▪
▪
▪
▪
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PART A
1.1

LAND TO WHICH THIS SUBMISSION RELATES

SITE DESCRIPTION AND EXISTING DEVELOPMENT

The subject site consists of the consolidated area of 2-4 Clarke Street (Lots 1 & 2 DP 901161), 6-8
Clarke Street (SP 72806) and 10-12 Clarke Street (SP 62905), Crows Nest.
The consolidated site exhibits an area of approximately 2,600m² and forms an ‘island’ with street
frontages to Clarke Street to the north-east, Hume Lane to the east, Clarke Lane to the south-west
and Hume Street to the north-west.
In its existing state, the site comprises a seven (7) storey commercial building, a three (3) storey
commercial building and an elevated two (2) storey commercial building, all of older construction. At
ground level, the buildings provide retail tenancies adjacent to Clarke Street and Hume Street, with
undercover car parking provided for the remainder of the ground level. Vehicular access is facilitated
via Clarke Lane, Hume Lane and Hume Street.
1.2

LOCAL AND REGIONAL CONTEXT

The subject site immediately adjoins the approved Crows Nest Metro station via Clarke Lane, thereby
also immediately adjoining the proposed over station development.
Accordingly, subject to approval of the Rezoning Proposal and SSDA for the Crows Nest over station
development, in the future the site would be adjoined by:
▪
▪
▪

North-west (Site C) – 8 storey commercial development;
South-west (Site B) – 17 storey hotel or commercial development;
West (Site A) – two (2), 27 storey residential buildings.

The character of the surrounding context may generally be described as follows:
▪

▪
▪

▪

North:
▪ Medium to high rise commercial and residential buildings.
▪ Hume Street Park.
▪ St Leonards train station and centre are situated approximately 600m north-west of
the site and includes high rise commercial and residential development.
▪ St Leonards health precinct.
East:
▪ Crows Nest Village is located to the east of the site (opposite side of Hume Lane).
▪ Low to medium scale commercial buildings.
South:
▪ Crows Nest Village to the south (opposite side of Hume Lane and Clarke Lane).
▪ Five Ways South Education and Medical Precinct.
▪ Medium scale commercial and residential development along Pacific Highway corridor.
▪ Low to medium scale residential development in surrounding streets.
West:
▪ Medium scale commercial and residential development along Pacific Highway corridor.
▪ Low to medium scale residential development in surrounding streets.

As noted, the site is located adjacent to Crows Nest Village, which is generally defined as being
centered on Willoughby Road.
The site and surrounding context are shown in Figures 1 and 2.
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Figure 1. Site Context Map (SIX Maps 2018)
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Figure 2. Surrounding Context Map (SIX Maps 2018)
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Existing site development and the character of the surrounding area are shown in Figures 3-6.

Figure 3. Existing Site Development- Corner Clarke St & Hume Lane (Google Maps 2018)

Figure 4. Existing Site Development- Hume Street (Google Maps 2018)
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Figure 5. Sites as Viewed from Pacific Highway (Google Maps 2018)

Figure 6. Character of Crows Nest Village (Google Maps 2018)
1.3

CURRENT PLANNING CONTROLS APPLICABLE TO THE SITE

The site is subject to the provisions of North Sydney Local Environmental Plan 2013 (NSLEP2013).
Current permissibility and development standards are summarised in Table 1.
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Table 1. NSLEP2013 Provisions
NSLEP2013 Clause

Standard Applicable to Site

Zoning and Permissibility

B4 Mixed Use
Permitted with consent: Amusement centres;
Backpackers’ accommodation; Boarding houses;
Car parks; Centre-based child care facilities;
Commercial premises; Community facilities;
Educational
establishments;
Entertainment
facilities; Function centres; Hostels; Hotel or
motel
accommodation;
Information
and
education facilities; Medical centres; Passenger
transport facilities; Places of public worship;
Recreation areas; Recreation facilities (indoor);
Registered clubs; Residential flat buildings;
Respite day care centres; Restricted premises;
Roads; Seniors housing; Serviced apartments;
Sex services premises; Shop top housing;
Signage; Vehicle repair stations; Veterinary
hospitals
All other uses prohibited

Minimum Lot Size

None

Maximum Building Height

10m

Maximum FSR

None

Minimum Non-Residential FSR

0.5:1

Land Reservations

None on the site or directly adjoining

Heritage

None on the site or directly adjoining

1.4

PROPOSED PLANNING CONTROLS APPLICABLE TO THE SITE AND SURROUNDS

The draft St Leonards and Crows Nest 2036 Strategy (draft 2036 Strategy) proposes the following land
use and built form provisions for the site and its surrounds:
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Table 2. Draft St Leonards and Crows Nest 2036 Strategy Proposed Provisions
Proposed Provision
Applicable to Subject Site
Applicable to Surrounds
Land Use
Height

B4 Mixed Use (no change)
8 storeys

Height of Podium

2 storeys

FSR

4.5:1

Non-Residential FSR

2:1

B4 Mixed Use (no change)
North-West (Site C)- 8 storeys
West (Site A)- 27 storeys
South-west (Site B)- 17 storeys
South- 3-8 storeys
East- 3 storeys
North-West (Site C)- 4 storeys
West (Site A)- in accordance
with station requirements
South-west (Site B)- according
with station requirements
South- 2 storeys
East- none
North-West (Site C)- 4:1
West (Site A)- 12:1
South-west (Site B)- 8:1
South- 3.5:1
East- none
North-West (Site C)- 2:1
West (Site A)- 3:1
South-west (Site B)- 2:1
South- 0.5-2:1
East- 0.5:1

The proposed 8 storey height limit and 4.5:1 FSR will not permit an appropriate level of density for the
site. The proposed controls are inappropriate as:
▪

Redevelopment of the site would not be financially viable as the controls result in a value
below current value as-is. Also, the 2:1 FSR for non-residential uses represents almost half of
the total proposed FSR control, which further devalues the site.

▪

Given the unviability of developing the site, there is no incentive for the owners of the
respective sites to consolidate the land.

▪

Any development of the individual sites would lead to a piecemeal and uncoordinated outcome
for the street block.

▪

The opportunity to create a ‘Gateway’ to Crows Nest Village would be foregone.

▪

Without the incentive to renew, this significant site immediately adjacent to the new Metro
station would retain the current dilapidated buildings.

▪

The current scheme would result in a poor urban design outcome.

▪

Even in the instance the site was redeveloped, 8 storey built form would not integrate with
the 17-27 storey over station development proposed for the adjoining sites to the west and
south-west (Sites A and B, respectively). The 17-27 storey towers would obtrusively penetrate
the skyline as isolated examples of high rise development, rather than forming part of a legible
‘precinct’ of high density development concentrated around the station.

▪

The over station development proposal would stifle the development of the site.

The vision for the site and required amendments to the draft 2036 Strategy are described in Part B.
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PART B
2.1

VISION AND PROPOSED CONTROLS

OVERVIEW

To facilitate the consolidation and redevelopment of this unique and strategically-located site and to
create a Gateway to Crows Nest Metro Station and Village, amendments to the draft 2036 Strategy
are required.
The objectives, intended outcomes and required amendments are described in the ensuing
subsections.
2.2

STRATEGIC OBJECTIVES AND VISION

The objectives of this submission and corresponding vision for the site are to:
▪

Create a Gateway to Crows Nest Village. The site is strategically-located to assume this
Gateway role given it immediately adjoins the new Metro station to the north and west and
Crows Nest Village to the east and south.

▪

Enable the redevelopment of the currently-dilapidated buildings on the site. This relies on the
development being financially viable.

▪

Incentivize the consolidation of the site to enable the coordinated development of the street
block.

▪

Realise a high density mixed use scheme on the site to positively contribute to the transitioning
character of the high density mixed use precinct in this part of Crows Nest.

▪

Integrate with, and complement, the over station development that is proposed under the
draft Rezoning Proposal and Concept SSDA.

▪

Optimise the urban design and amenity outcome for the precinct through the appropriate
redevelopment of a large, island site benefitting from a large site area (single largest site
adjacent to the Metro station), four (4) street frontages and thereby outstanding access and
street presence, interfaces to Crows Nest Village and the Metro station, a north-easterly
aspect, outlook over Hume Street Park, and buffering from fast-moving traffic and noise of
Pacific Highway.

▪

Activate the streetscape and public domain through the appropriate redevelopment of the site,
and connect to the Hume Street public domain.

▪

Maintain public amenity and solar access to the adjacent Hume Street Park and Crows Nest
Village.

▪

Deliver housing and support job creation through mixed use development on a site that is
strategically-positioned in accordance with the principles of transit oriented development.

These objectives align with the objectives and directions of the draft 2036 Strategy, however as
described through this Strategy the controls within the draft 2036 Strategy are not suitable to achieve
the objectives.
2.3

AMENDMENTS TO DRAFT 2036 STRATEGY

To achieve the objectives for the site and Crows Nest, the following amendments to the draft 2036
Strategy are required:
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▪

Additional building height is required. A building height consistent with the tallest proposed
over station development (being 27 storeys) is considered suitable.

▪

Additional FSR is required. An FSR above the currently-proposed 4.5:1 limit is considered
suitable given immediately adjoining land is earmarked for development with FSRs in the range
of 8:1 to 12:1.

▪

The site is already zoned B4 Mixed Use, and thereby no changes are required to permit an
appropriate range of land uses within mixed use development on the site.

By way of comparison, concern is identified with respect to the inappropriate designation of the
‘triangular site’ (street block bound by Alexander Street, Falcon Street and Pacific Highway) as a
‘Significant Site’ (refer site location in the extract from the draft 2036 Strategy at Figure 7). The
triangular site is located approximately 200m from the nearest point of the over station development,
340m from the Pacific Highway station access point, and 360m from the Clarke Street station access
point.
The triangular site is not suitably located to form a Gateway to Crows Nest, given it is substantially
separated from the Metro Station. Additional height on the site is similarly not appropriate. The site is
located upslope from Crows Nest Village and Metro station as well as being segregated from the Metro
station, meaning that a tower on the site would be isolated, disconnected, visually-obtrusive and
severely incongruous with the character of the adjoining Village. An undesirable urban design outcome
would result.
Instead, the Gateway to Crows Nest, and corresponding concentration of building height, should be
focused around the Metro station. Together with the over station development, the subject site is
strategically positioned to create a Gateway defined by high density mixed use development.
In particular, the primary suitability of the site as the Gateway owes to the following:
▪
▪
▪
▪
▪
▪
▪
▪

Direct interface to Crows Nest Village and Metro station.
Large site area, being the single largest site adjacent to the Metro station (other than the over
station development site).
Island site with four (4) street frontages, resulting in outstanding access, significant street
presence, extensive opportunities to activate the public domain at street level and potential
through-site links at ground level.
The site is capable of greater height without undue overshadowing of existing or possible
future residential flat buildings, Hume Street Park or Willoughby Road.
There is a scarcity of sites so well-placed with so few constraints, therefore yield should be
optimized.
North-easterly aspect (meaning future development would benefit from a high level of
amenity).
Outlook over, and proximity to, Hume Street Park. Future development would not overshadow
the park.
Buffering from the fast-moving traffic and noise of Pacific Highway, thereby contributing to
higher amenity for future occupants.

Consideration of the proposed amendments in light of current and draft strategic plans is provided in
Part C of this submission.
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Figure 7. Significant Sites (Draft St Leonards and Crows Nest 2036 Strategy 2018)
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PART C

STRATEGIC JUSTIFICATION

The proposed amendments to the draft 2036 Strategy to enable higher density mixed use development
on the site is justified having regard to relevant strategic plans.
3.1

GREATER SYDNEY REGION PLAN

The Greater Sydney Region Plan – A Metropolis of Three Cities was prepared by the GSC and represents
an amendment to A Plan for Growing Sydney. The Plan outlines a vision for Sydney to 2056, defined
by three (3) cities; the Western Parkland City, the Central River City, and the Eastern Harbour City.
The Plan seeks to foster productivity, liveability and sustainability, to be achieved through the ’30
minute city’ model by which a majority of people live within 30 minutes of jobs, education, health
facilities and services. The creation of the 30 minute city is to be promoted through infrastructure
investment and coordinated transport and land use planning.
The ten (10) directions underpinning the Plan emphasise infrastructure delivery, increasing housing
choice, creating walkable neighbourhoods and ‘great places to live’, supporting economic growth, and
promoting environmental sustainability. Overall, the Plan aims to accommodate an additional 725,000
dwellings and 817,000 new jobs.
St Leonards and Crows Nest are identified as an urban renewal area (refer Figure 8). Opportunities
for new housing and jobs are created by infrastructure investment, including in Sydney Metro.
Accordingly, the appropriate response for the site to the investment in Sydney Metro at Crows Nest
would be renewal to deliver new housing, jobs and an improved urban environment. Additional building
height and floor space allowances are required to facilitate this outcome.
Subject Site
and Crows
Nest

Figure 8. Urban Renewal Areas (Greater Sydney Region Plan 2018)
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3.2

NORTH DISTRICT PLAN

The Northern District Plan forms a 20 year plan to manage growth in the context of economic, social
and environmental matters. The Plan has been designed to provide a ‘bridge’ between regional and
local level planning, and assist in the implementation of strategic envisioning.
The Plan establishes a number of priorities and actions to guide growth, development and change,
relating to infrastructure & collaboration, liveability, productivity and sustainability.
As shown in Figure 9, the site falls within an area designated for transit oriented development and
urban renewal. Specifically, the St Leonards/Crows Nest Planned Precinct is recognized as a
collaborative initiative of delivering new housing supply supported by essential infrastructure.
Opportunities to connect with Sydney Metro are to be optimized through urban renewal to align growth
with infrastructure investment.
The St Leonards and Crows Nest Station Precinct is also nominated for the purpose of directly
facilitating economic activity in the Eastern Economic Corridor. Action 34 specifically seeks to
strengthen St Leonards by leveraging the new Sydney Metro Station at Crows Nest to deliver additional
employment capacity.
The redevelopment of the subject site is essential to capitalizing on the urban renewal, housing delivery
and employment capacity opportunities afforded by Sydney Metro at Crows Nest and achieving the
corresponding objectives of the District Plan. As described through this submission, higher density built
form must be permitted on the site to realise these outcomes.
Subject Site
and Crows
Nest

Figure 9. North District Future Housing Supply (North District Plan 2018)
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3.3

DRAFT ST LEONARDS AND CROWS NEST 2036 STRATEGY

The draft St Leonards and Crows Nest 2036 Strategy (draft 2036 Strategy) establishes a vision of a

major centre for workers, residents, students and visitors, offering a variety of homes, jobs and
activities for the diverse local population. The area will continue to be a place that people are proud to
work in, visit and call home.
The area, and Crows Nest specifically, are envisioned to provide:
▪
▪
▪
▪
▪
▪
▪
▪
▪

16,500 new jobs over the next twenty (20) years;
A thriving economy;
A vibrant community;
Diverse range of homes;
Open spaces, community services, cafes, restaurants and retail;
Crows Nest will retain a ‘village’ atmosphere and vibrant high street;
New development around the Crows Nest Sydney Metro station will provide energy and life;
Built form will exhibit high quality design and contribute to well-designed places while
respecting and enhancing existing local character;
Enhanced walkability, cyclability, accessibility and connections.

Area wide design principles are categorized as follows:
▪
▪
▪
▪
▪

Place;
Landscape;
Built form;
Land use;
Movement.

Achieving the Vision, Area Wide Design Principles and Local Character Statement Principles, the
proposed additional height and FSR on the subject site would:
▪
▪
▪
▪
▪
▪
▪
▪

Retain the character of Willoughby Road whilst providing an appropriate Gateway to Crows
Nest Village and Metro station.
Create a better ‘place’ through a new public domain interface (including urban landscaping),
activated street level (including ground level retail), connection to the Hume Street public
domain and potential through-site link at ground level.
Significantly enhance the amenity of the subject site whilst protecting the amenity of
surrounding properties and the public domain (subject to being demonstrated through solar
access, wind, view, traffic and other environmental studies).
Integrate with proposed over station development and contribute to the creation of a high
density ‘precinct’ rather than just two (2) isolated towers, representing a more favourable
urban design outcome.
Open up the opportunity for the whole of the site (inclusive of the over station development
and 2-12 Clarke Street) to be orientated to the north, orientated to address and activate the
Hume Street public domain, and connected to Crows Nest Village.
Support the delivery of high quality, architecturally-designed built form on the site to uplift the
character and quality of the urban environment in this prominent location.
Deliver diverse new housing supply and flexible employment opportunities through mixed use
development.
Encourage active transport modes through transit oriented development in immediate
proximity to the Metro station and complementary walking and cycling infrastructure.

Higher density mixed use development on the subject site is therefore wholly consistent with the vision,
principles and objectives of the draft 2036 Strategy.
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By contrast, and as described in the previous sections of this submission, the controls proposed to
implement the plan are not considered to serve their intended purpose. This owes largely to the
redevelopment of the site being unviable under the controls. Therefore the recommendations of this
submission, primarily relating to additional building height and FSR, are highly justified.
3.4

DRAFT REZONING PROPOSAL AND CONCEPT SSDA FOR OVER STATION
DEVELOPMENT

A Rezoning Proposal and Concept SSDA relating to the over station development have been submitted
to the Department of Planning and Environment (DPE) and are currently on exhibition.
Subject to approval of the Rezoning Proposal and SSDA, the over station development would include:
▪
▪
▪

Site A – two (2), 27 storey residential buildings;
Site B – 17 storey hotel or commercial development;
Site C – 8 storey commercial development.

The subject site immediately adjoins the Metro station and proposed over station development. The
proposed building envelopes, with the subject site also identified for understanding, are shown in
Figures 10-11.
Higher density development on the subject site would integrate with the over station development,
contribute to the creation of a high density mixed use precinct focused around the station, and create
a Gateway to Crows Nest.

Site A
Site B
Site C

Parkland

Subject Site
(2-12 Clarke
Street)

Crows Nest
Village
Station
Access
Points

Figure 10. Proposed Over Station Development (Ethos Urban 2018)
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Site B

Site A

Site C

Subject Site
(2-12 Clarke
Street)
Figure 11. Proposed Over Station Development (Ethos Urban 2018)
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PART D

SUMMARY OF JUSTIFICATIONS AND CONCLUSION

Amendment to the proposed built form controls for the subject site would be required to support the
site’s redevelopment and achievement of optimum outcomes for the Crows Nest precinct. The following
recommendations and justifications are provided:

15

▪

The site immediately adjoins the site of Crows Nest Metro station and proposed over station
development, as well as adjoining established Crows Nest Village. The site is thereby
strategically and prominently positioned to form the Gateway to Crows Nest.

▪

In the future the site would be adjoined by 8-27 storey development. Established and DAapproved high rise development is also extensively provided throughout the Pacific Highway
corridor and around the St Leonards centre. Precedence has therefore already been
established for high rise development in the immediate vicinity and high density development
on the subject site would integrate with this high density character.

▪

The proposed 8 storey height limit and 4.5:1 FSR would not permit an appropriate level of
density for the site. The redevelopment would not be financially viable and there is no incentive
for the respective owners to consolidate the subject site.

▪

The unique potential for this 'Gateway' redevelopment link between the Metro and Crows Nest
Village would be denied and the current dilapidated buildings would be retained into the future.

▪

Any development of the individual sites would lead to a piecemeal and uncoordinated outcome
for the street block.

▪

Even in the instance the site was redeveloped, 8 storey built form would not integrate with
the 17-27 storey over station development proposed for the adjoining sites. The 17-27 storey
towers would obtrusively penetrate the skyline as isolated examples of high rise development,
rather than forming part of a legible ‘precinct’ of high density development concentrated
around the station. The current scheme would result in a poor urban design outcome.

▪

Amendments to the draft 2036 Strategy are therefore required to allow additional building
height and FSR on the subject site.

▪

Higher density mixed use development on the subject site is wholly consistent with the vision,
principles and objectives of the draft 2036 Strategy given that the proposed additional height
and FSR would:
▪

Optimise the urban design and amenity outcome for the precinct through the
appropriate redevelopment of a large, island site benefitting from a large site area
(single largest site adjacent to the Metro station), four (4) street frontages and thereby
outstanding access and street presence, interfaces to Crows Nest Village and the Metro
station, a north-easterly aspect, outlook over Hume Street Park, and buffering from
fast-moving traffic and noise of Pacific Highway.

▪

Retain the character of Willoughby Road whilst providing an appropriate Gateway to
Crows Nest Village and Metro station.

▪

Maintain public amenity and solar access to the adjacent Hume Street Park and Crows
Nest Village.

▪

Create a better ‘place’ through a new public domain interface (including urban
landscaping), activated street level (including ground level retail), connection to the
Hume Street public domain and a potential though-site link at ground level.
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▪

Integrate with proposed over station development and contribute to the creation of a
high density ‘precinct’ rather than just two (2) isolated towers.

▪

Open up the opportunity for the whole of the site (inclusive of the over station
development and 2-12 Clarke Street) to be orientated to the north, orientated to
address and activate the Hume Street public domain, and connected to Crows Nest
Village.

▪

Support the delivery of high quality, architecturally-designed built form on the site to
uplift the character and quality of the urban environment in this prominent location.

▪

Deliver diverse new housing supply and flexible employment opportunities through
mixed use development.

▪

Encourage active transport modes through transit oriented development.

▪

According to the Greater Sydney Region Plan – A Metropolis of Three Cities, the appropriate
response for the site to the investment in Sydney Metro at Crows Nest would be renewal to
deliver new housing, jobs and an improved urban environment. Additional building height and
floor space allowances are required to facilitate this outcome.

▪

The redevelopment of the subject site is essential to capitalizing on the urban renewal, housing
delivery and employment capacity opportunities afforded by Sydney Metro at Crows Nest and
achieving the corresponding objectives of the North District Plan. Higher density built form
must be permitted on the site to realise these outcomes.

▪

By contrast, the controls proposed to implement the draft 2036 Strategy are not considered
to serve their intended purpose. This owes largely to the redevelopment of the site being
unviable under the controls. Therefore the recommendations of this submission, primarily
relating to additional building height and FSR, are highly justified.

▪

By way of comparison, concern is identified with respect to the inappropriate designation of
the ‘triangular site’ as a ‘Significant Site’. The triangular site is not suitably located to form a
Gateway to Crows Nest or accommodate additional height. The site is located upslope from
Crows Nest Village and Metro station as well as being segregated from the Metro station,
meaning that a tower on the site would be isolated, disconnected, visually-obtrusive and
severely incongruous with the character of the adjoining Village. An undesirable urban design
outcome would result.

▪

Instead, the Gateway to Crows Nest, and corresponding concentration of building height,
should be focused around the Metro station. Together with the over station development, the
subject site is strategically positioned to create a Gateway defined by high density mixed use
development.

▪

In particular, the primary suitability of the site as the Gateway owes to the following:
▪
▪
▪
▪
▪
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Direct interface to Crows Nest Village and Metro station.
Large site area, being the single largest site adjacent to the Metro station (other than
the over station development site).
Island site with four (4) street frontages, resulting in outstanding access, significant
street presence, extensive opportunities to activate the public domain at street level
and a potential through-site link at ground level.
The site is capable of greater height without undue overshadowing of existing or
possible future residential flat buildings, Hume Street Park or Willoughby Road.
There is a scarcity of sites so well-placed with so few constraints, therefore yield should
be optimized.
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▪
▪
▪

North-easterly aspect (meaning future development would benefit from a high level
of amenity).
Outlook over, and proximity to, Hume Street Park. Future development would not
overshadow the park.
Buffering from the fast-moving traffic and noise of Pacific Highway, thereby
contributing to higher amenity for future occupants.

It is therefore recommended that the draft 2036 Strategy is amended to allow higher density
development on the subject site.
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