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To whom it may concern, 

I am writing in response to the Draft St Leonards Crows Nest Draft 2036 Plan and associated 
Draft Local Character Statement released in October 2018. 

For context, I own and have lived at 25 Nicholson Street, Wollstonecraft with my wife and young 
daughter for almost 4 years. 

On 14th October 2018, the Department of Planning and Environment (DPE) released the St 
Leonards and Crows Nest 2036 Draft Plan (‘Draft Plan’). The overarching vision of draft Plan is 
transformative. Over the next 20 years, the Draft Plan positions St Leonards and Crows Nest as 
‘a major centre for workers, residents, students and visitors, offering a variety of homes, jobs 
and activities for the diverse local population’. Of interest is the revised planning framework 
which seeks to guide land use, design and development. Although the Draft Plan establishes 
principles for the whole precinct, only a small area of land is subject to revised planning 
framework, of which our house falls within.  

Outlined within the Draft Plan are the following planning controls proposed for our property:  

 Maximum height limit – 4 storeys 
 Floor space ratio –1.6:1  
 Street wall height – 3m to Nicholson and Hume Streets and Nicholson Pace 
 Setback – 3m setback requirement from Nicholson Street 
 Zoning – no changes to current R3 zoning 

Preceding the release of the Draft Plan, the St Leonards and Crows Nest Interim Statement (the 
Interim Statement) identified the site within a precinct suitable for higher density. Specifically, 
the Interim Statement nominated the site within the ‘St Leonards Centre precinct’ as being a 
‘true high-density centre’. It also emphasised a planning approach that prioritises the delivery of 
new homes and jobs close to public transport.  

 



The proposed controls presented within the Draft Plan are incongruous with the original vision 
for the precinct as a high-density core within an established employment and residential centre. 
Of concern is the lack of regard, within the proposed planning framework, for the catalytic 
benefits associated with the upgrade and provision of city-shaping infrastructure located within 
the immediate neighbourhood such as the Crows Nest Train Station and the Royal North Shore 
Hospital. 

Context  

 Our detached house (25 Nicholson Street) is approximately 60m from the new Crows 
Nest metro station and within the area deemed to have ‘Potential Change to Planning 
Controls’, i.e. the area that will have the highest density. 

 We have a Memorandum of Understanding (MOU) with the owners of 17 Hume street to 
amalgamate our sites for development (approximately 950sqm) and we are in 
discussions with the owners of 23 Nicholson and 21 Nicholson Street to include them in 
a potential amalgamated site totaling approximately 1,600sqm. 

 The below image indicates the proposed changes to height and density on our site and 
adjacent sites (ref Technical studies: SJB document dated October 2018, Version 14, p 
67): 

 
 

 We are separated from the shops along the Pacific Highway (366-376) only by a narrow 
laneway (Nicholson Place) that is approximately 4 metres wide.  We have previously 
been in discussions with the owners of these shops with regards to an amalgamated site 
that could include development above and or/below the lane.  These discussions have 
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stalled in part due to the significant difference in heights proposed between the two 
adjacent sites (18 storeys on their site vs 4 storeys proposed on ours).  If there was more 
equality, there would be an opportunity to create a more integrated development.  One 
my concerns with the current proposed controls is that the area will become a 
patchwork of poorly integrated buildings. 

Impact of the Draft Plan on our house/site: 

Solar access: 

 I note that the draft plan does not include any shadow diagrams that would show the 
impact of the proposed development on our house 

 Therefore, we have commissioned an Urban Design Consultant (at significant personal 
cost) to carry out a study of our site.  This study includes a shadow and solar access 
study for our site – something that was not included in the 2036 plan.  This study 
concludes that: 

o We will receive less than 1 hour of sunlight in the middle of winter – this is not 
compliant with North Sydney Council’s Development Control Plan 2013 that 
states that detached dwellings receive a minimum of 3 hours of sunlight during 
9am and 3pm at the winter solstice.  The Plan, or any of the supporting 
documents, does not address this issue. 

 

 I note the following statements within the Draft Plan: 
o  “[The Draft Plan will] Consider cumulative impacts of new developments on 

existing areas, including overshadowing, wind impacts and view loss” (p11)  – we 
will be significantly overshadowed by the 27 storey and 18 storey* buildings to 
the North. 
(*18 storeys is the height proposed for 366-376 Pacific Highway – immediately 
across a narrow lane from our house). 

o  “[The Draft plan is] proposing gradual height changes from higher density to 
lower density areas” (p22) – 18 storeys to 4 storeys is not a ‘gradual height 
change’. 

o “[The Draft Plan will] Manage overshadowing of residential areas to the south of 
the highway with height transitions and building separation” (p23) - 18 storeys 
to 4 storeys is not a ‘gradual height change’. We will be significantly 
overshadowed by an 18 storey building to the North. 

o “[There will be] Height transitions away from the stations” (p5 of SJB Urban 
Design Study)– 18 storeys to 4 storeys is not a ‘transition’. 

o "The topography of the Pacific Highway means high buildings are located on the 
top of the ridge line. The potential overshadowing particularly to properties and 
open space areas to the South, is a key consideration and must be managed" (p 
23 of SJB Urban Design Study)- we will be significantly overshadowed by an 18 
storey building to the North. 

Privacy: 



 The rear garden of our house is the only suitable area on our property where our child 
can play – we will have no privacy with an 18 storey building only 4-5 metres away from 
our property. 

 The photograph below was taken from our back garden – you can see the roof line of the 
existing 2 storey shops at 366-376 Pacific Highway and the 4 storey building at 360 
Pacific Highway. We are already partly overlooked by 360 Pacific Highway – any increase 
to height along the Highway here will mean our back garden will be unusable. 
 

 
 

 I note the following statements within the Draft Plan: 
o “Height and density needs to sensitively respond to the character of surrounding 

conservation and low character areas, particularly to the north along Henry Lane, 
and to the east towards Willoughby Road.  This includes protection of solar 
amenity, views and privacy’ (p29 of SJB Urban Design Study)– any increase to the 
current height of buildings adjacent to us on the Highway will severely degrade 
our solar access and privacy. 

o “New residential developments throughout the area require high quality design 
measures to provide good amenity, solar access and privacy” (p23 of SJB Urban 
Design Study) – any increase to the current height of buildings adjacent to us on 
the Highway will significantly overshadow us and severely degrade our privacy. 

Opportunity: 

Strategically our property is well positioned to accommodate additional height and density. 
Situated on the suburb axis of Wollstonecraft and Crows Nest, the site is located on Sydney’s 



lower North Shore, approximately 4.5 kilometres north of Sydney’s Central Business District and 
approximately 100 metres south-west of the Crows Nest Metro Station. The North Sydney CBD 
is one kilometre to the south-east, whilst the Chatswood Centre is three kilometres to the north.  

The Northern District Plan (Greater Sydney Commission, 2018) designates St Leonards as both a 
Strategic Centre and Health and Education Precinct. In this context, St Leonards and Crows Nest 
is an important location for urban renewal within metropolitan Sydney where the provision of 
new housing, jobs and supporting services/infrastructure is a significant priority.  A key objective 
of the Sydney Region Plan and Northern District Plan is to increase access to jobs and housing 
within Strategic Centres in order to support Sydney’s growing population. The Plans identify a 
housing target of 92,000 new dwellings across the Northern District, equating to an average 
annual supply of 4,600 dwellings. Within the North Sydney LGA alone, a housing target of 3,000 
new dwellings has been identified over the next 5 years. We note that target largely reflects the 
existing development pipeline and does not comprehensively nor strategically address ongoing 
supply issues.  

The Draft Plan identifies a capacity for 7,525 new dwellings within the precinct. An assessment 
of the existing development pipeline (see Attachment A) indicates approximately 4,600-4,786 
new dwellings will be delivered over the next 5 years. Assuming the delivery of 4,786 new 
dwellings to 2023, it is estimated that only a further 2,739 will be developed until 2036. This 
equates to just 145 dwellings per annum between 2023 – 2036, a figure which is inconsistent 
with the anticipated growth and development of St Leonards and Crows Nest.  It is to be noted 
that the housing targets presented in the GSC Plans represent a minimum benchmark for 
Councils. 

The proposed planning controls restrict the ability of the site to deliver on a range of 
government priorities, including the vision and objectives central to this draft Plan.  We have 
had advice from major development property agents – the development value of the land with 
the proposed controls means that any development will not be commercially viable and will not 
happen.  Our home is worth more in its current state as a low density detached dwelling.   

Having said that, we are most concerned that the proximity to 18 storey towers and the 
associated overshadowing and privacy issues will devalue our home. 

A revised planning framework for the site would allow the realisation of the following 
opportunities: 

 Housing: respond to population growth by supporting housing diversity and choice in a 
well serviced and high amenity location.  

 Accessibility: capitalise on the 30-minute city model by locating new housing in direct 
proximity to public transport, community services and employment. 

 Policy: deliver local, metropolitan and state planning policy whilst also contributing to 
Council’s housing targets for precinct and the wider Northern District. 



 Public domain: Significantly enhance the public domain through the amalgamation of 
lots to achieve high quality design, architectural excellence, ground level activation and 
improved urban design outcomes. This includes consideration and response to the 
established residential areas to the west of the site and the local character of the area. 

 Great places: Successful health and education precincts rely on supporting social 
infrastructure to flourish, this includes access to local housing and services close to 
places of employment. The provision of housing and/or supplementary mixed uses on 
the site would support the ongoing success and operation of the broader health and 
education precinct. 

I note the following statements within the Draft Plan: 

 “The new metro will put much of the study area within 400m-800m walking distance of a 
station which presents significant opportunities for transport oriented developments” 
(p24 of SJB Urban Design Study) – we are within 100m walking distance of the new 
Metro station and yet have the lowest density uplift in the study area 

 “High-density commercial and mixed use development concentrated in the area along 
Pacific Highway, immediately surrounding and between the two stations” (p5 of SJB 
Urban Design Study) - we are immediately adjacent to the shops along the Pacific 
Highway, separated only by a narrow lane. 

 “Significant Site Design Criteria” (p62 of SJB Urban Design Study) – as one of the closest 
sites to the new Crows Nest station, our site can meet each of these criteria and 
therefore could be considered a ‘Significant Site’ and therefore would be suitable for 
high density. 

 “Proximity to Stations – Epicentre 
This principle recognises that density located in close proximity to a transport hub such 
as St Leonards Train Station or the proposed Crows Nest Sydney Metro Station facilitates 
Transit Oriented Development (TOO). Taller buildings are to be located within 150-200m 
of either station, and transition down in height to the surrounding areas.” (p30 of SJB 
Urban Design Study) – our site is approximately 60m from the Crows Nest Metro station 
and therefore ‘taller buildings’ are more than justified.  Furthermore, 18 storeys to 4 
storeys is not a reasonable ‘transition down’. 

 “Centre & Height Transition - Height 'Knuckle' Area 
Through height and bulk, St Leonards is to be read as the predominant centre to 
reinforce its commercial role and Crows Nest as secondary to reinforce its role as a 
lifestyle destination. Large developments are to be located between St Leonards Train 
Station and Crows Nest Sydney Metro Station along the Pacific Highway with a transition 
in height, bulk and scale from the highway to the surrounding neighbourhood areas. This 
focus of height as referred as the 'knuckle' area within St Leonard's and mixed use 
commercial” (p30 of SJB Urban Design Study) – being approximately 60m from the Crows 
Nest metro station, we believe our block is reasonably within the ‘knuckle’ and that the 
draft height transition from 18 storeys to 4 storeys is grossly inappropriate. 

 Our site is categorised as part of the ‘High Density Centre’ (p37 of SJB Urban Design 
Study) and therefore heights substantially greater than 4 storeys would be justifiable. 



 “[The Plan will] Facilitate the delivery of medium and high density apartments for future 
residents near public transport nodes and employment. Provide a diverse range of 
building typologies within transition zones between the core of the centre to the 
surroundings low scale areas.” (p56 of SJB Urban Design Study – Our site is one of the 
closest to the new Crows Nest metro station as well as one of the most underutilised 
and therefore should be considered most suitable for ‘medium and high density 
apartments for future residents near public transport nodes and employment’. 

As previously mentioned, we (with the owners of 17 Hume Street) have commissioned an Urban 
Design Study by a reputable Urban Design consultancy.  We presented a draft of this report to 
Ms Klaic and Ms Johnston from the Department of Planning on the 14th December 2018. 

The Urban Design Study concludes: 
 10 storeys could be accommodated on our properties without significant impacts on the 

amenity of adjacent properties and that these building forms would be consistent with 
the desired future character of the Precinct as set out in the draft Plan. 

 The rationale for this is as follows: 
o The strategic location less than 100 metres from the proposed Metro Station.  
o That this is a corner site and therefore it is suited to higher densities given it has 

three public street frontages.  
o That development around the Site would overly impact amenity for the existing 

properties and totally overshadow the Site during mid-winter.  
o That ten storeys provides a suitable scale transition to the Strata Title 

development and R4 zoned land to the south.  
o That taller development on the Site would not have a detrimental effect on the 

character or quality of the local streetscape  
o That the increase in height from four to ten storeys would not result in 

significant overshadowing to properties around the Site.  
o That this approach to building form is consistent with expert peer review advice 

provided by the Government Architect NSW.  
o That a new development on the Site could be designed to be consistent with the 

Significant Site Design Criteria set out in the Draft Plan.  
 These controls could be extended to cover the other properties on Nicholson Street 

 
Conclusion 
 
The proposed controls presented within the Draft Plan, currently prohibit the site from fully 
realising the objectives and vision for the wider precinct. Further work is required to refine the 
policy and planning controls to encourage residential growth in locations well serviced by public 
transport and services. We recommend that the DPE amend the proposed planning controls to 
allow for heights of at least 10 storeys and an FSR of at least 4:1 on our site. This will allow the 
site to more comprehensively realise the vision for the precinct, optimise its location adjacent to 
Crows Nest Train Station and contribute to creating great places for the local community.  This  

 

We thank the DPE for the opportunity provide a submission on the plan 



Sincerely, 

 
Hamish King 


