Chapman Planning
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7 February 2019
Director, Sydney Central Urban Renewal
Department of Planning and Environment
GPO Box 39
SYDNEY NSW 2001

Re:
Property:

St Leonards and Crows Nest 2036 Draft Strategy
433 – 459 Pacific Highway, Crows Nest

I refer to the St Leonards and Crows Nest 2036 Draft Strategy. We have been
engaged by the owners of 437-441 Pacific Highway, Crows Nest located within the
south-eastern portion of the plan area to prepare a planning submission in relation
to the Draft Strategy.
The submission on the Planning Proposal has been prepared following a review
of the Crows Nest Over Station Development (Sydney Metro) prepared by the
Department of Planning and Environment dated November 2018 and the relevant
strategic planning documents below:
-

A Metropolis of Three Cities – The Greater Sydney Region Plan
o Our Greater Sydney 2056 North District Plan
St Leonards and Crows Nest 2036 Draft Plan
St Leonards and Crows Nest Draft Local Character Statement

The submission has also been prepared following a review of the Sydney Metro
Crows Nest Over Station Development State Significant Development Application
SSD 18_9579.
On behalf of the owner’s of 437-441 Pacific Highway, Crows Nest we request
amendments to the draft strategy for the St Leonards and Crows Nest Strategy,
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having regard to the subject site at 437-441 Pacific Highway and the adjoining
properties that comprise No.’s 433-459 Pacific Highway, Crows Nest. The planning
outcomes presented by the draft strategy are generally supported and this
planning submission presents an alternative urban design for 433-459 Pacific
Highway to ensure a more appropriate transition in scale from the Crows Nest
Metro Station Over Site Development (OSD) to the lower scale village atmosphere
envisioned for Willoughby Road. This submission recommends an increased
building height of 14 storeys and associated floor space ratio increase for the
subject sites at 433-459 Pacific Highway, Crows Nest (the subject site).
Site & Locality
The subject site is located at 437-441 Pacific Highway, Crows Nest and is
comprised of three lots being Lots 1 – 3 in DP 1079490. The site is located in the
south-eastern portion of the area and forms part of the low scale commercial strip
development at No.’s 433-459 Pacific Highway. The site is located on the northeastern side of the Pacific Highway approximately 50m north-west of its
intersection with Falcon Street. No. 437-441 Pacific Highway is shown in Figure 1
below:

Figure 1 – Aerial photograph of the subject site and surrounding development

The properties subject of this submission are shown in Figure 2 below:
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Figure 2 – Aerial photograph of 433-459 Pacific Highway, Crows Nest

The locality is transitioning to a higher scale of commercial and mixed use
development in accordance with a number of recent planning proposals within the
Crows Nest and St Leonards CBD and is envisioned as a major centre within the
Northern District of the Greater Sydney Region.
The site adjoins single storey commercial premises to the north and south at No.’s
433-459 Pacific Highway. The sites adjoin Heritage Item – I0172 Willoughby
House located at the north-western corner of the intersection of Pacific Highway
and Willoughby Road. The location of the sites within the Draft Strategy is a
transition area between the higher density development planned for the Crows
Nest Metro and the St Leonards core, and the lower scale ‘high street’ character
of Willoughby Road to the east.
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Figure 3 – Aerial photograph of the subject site and locality

Strategic Context
The following is a summary of the strategic context relating to the subject site at
433-459 Pacific Highway, Crows Nest and forms the grounds for objection to the
current indicative building height control/urban design provisions as part of the St
Leonards and Crows Nest Draft Strategy for the subject site.


A Metropolis of Three Cities - The Greater Sydney Region Plan
o Our Greater Sydney 2056 North District Plan

The strategic plan for the North District (which includes North Sydney) prepared in
March 2018 by the NSW State Government identifies opportunities for increased
employment and residential development in the St Leonards Health and Education
Precinct. The Draft Strategy for Crows Nest and St Leonards responds to the aims
and objectives of the plan by aiming to provide a framework for the growth of the
mixed use centre, high rise offices and high density residential development within
the precinct.
As shown in Figure 4 below the location of the subject site within the precinct forms
part of the ‘gateway’ to the St Leonards Health and Education Precinct, at a
prominent location adjoining the north-western intersection of the Pacific Highway
and Willoughby Road. The prominent location of the site within the precinct being
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well-connected to public transport and other services will allow it to contribute to
the housing and productivity targets set by the North District Plan which includes
a 0-5 year housing supply target of 3,000 dwellings in North Sydney with a 20 year
housing target of 92,000 dwellings across Greater Sydney.

Subject Site

Figure 4 – North District Plan St Leonards aerial map

Further, the North District Plan envisions a baseline target for jobs within the St
Leonards centre of 54,000 in 2036, with a higher target of 63,500 jobs. The location
of the site directly adjoining the Crows Nest Metro Station indicates that 433-459
Pacific Highway is suitable to accommodate and contribute to achieving the
housing and job growth targets of the greater plan.


St Leonards and Crows Nest 2036 Draft Plan / Crows Nest Over Station
Development

The Draft St Leonards and Crows Nest 2036 Plan and Draft Local Character
Statement identifies a number of key elements for the subject site at 433-459
Pacific Highway, including the need for density controlled around St Leonards and
along the Pacific Highway and the opportunity for improvements to appearance
along Pacific Highway. The strategy identifies the location of the subject site as
being at the south-eastern corner of a higher density area adjoining a prominent
corner location that forms part of the gateway to the precinct.
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Subject Site

Figure 5 – St Leonards and Crows Nest Draft Local Character Statement – Built Form

Whilst the character and strategic future of the subject site as identified in the plan
is supported, the implementation of the plan does not ensure that a suitable
transition of development is achieved having regard to the Crows Nest Metro
Station Development which adjoins the site to the north. The Draft Plan identifies
the location of increased density between St Leonards and Crows Nest stations
noting the accessibility of the corridor as the main driving factor for the location of
a growing office market and cluster of high density mixed-use development.
The density proposed for the subject site at 433-459 Pacific Highway includes a
building height control of 8 storeys and floor space ratio of 3.5:1. The plan attempts
to utilise the subject site as a smaller element that allows for the transition in height
and scale from the Metro Station Development to the low scale character and
village atmosphere of Willoughby Road as seen in Figure 5 below.
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Figure 6 – St Leonards and Crows Nest Draft Plan – Height Concept Map

The height of the northern adjoining properties is identified at 27 & 17 storeys with
this project being subject to a separate State Significant Development Application
number SSD 18_9579 for the Crows Nest Over Station Development (OSD). The
proposed building height of 8 storeys for the subject site directly adjoining the 17
storey building at Site B of the OSD does not present a suitable transition in urban
scale and a fragmented reduction in building height that seeks to maximise the
yield of the Station sites with no further consideration to an appropriate transition
in building height to align with the objectives of the Draft Plan.
It is recommended that an amendment to the plan be made that provides a suitable
transition achieved by the increase in height at 433-459 Pacific Highway to 14
storeys and an associated floor space ratio increase. It is our opinion that a change
in building height of 9 storeys between Site B of the Crows Nest Over Site
Development (17 storeys) and the subject site (8 storeys) will result in a disjointed
visual streetscape and public domain that does not consider the prominent location
of the subject site which provides the opportunity for a well-defined gateway
element at the corner entrance to the St Leonards and Crows Nest precinct.
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Figure 7 – Crows Nest OSD – Building Envelope Diagrams prepared by SJB

The building heights proposed at the Crows Nest Metro Station do not respond to
the adjoining building heights and whilst it is acknowledged that the station site is
to contain an identifiable and prominent building to be recognised as the site of the
Metro Station, a more holistic approach to the height and built form of this site and
its surrounds would result in an improved transition in building height on the Pacific
Highway and within the Crows Nest Precinct.
The Draft Plan also proposes a non-residential floor space ratio requirement of 2:1
for the subject site. No objection is raised to this element of the strategy although
it is considered a larger building envelope on the subject site with a height of 14
storeys would better accommodate a significant commercial component to
contribute towards achieving the growth targets for the precinct. The increase in
density proposed by this submission would provide more commercial gross floor
area consistent with the aims of the Greater Sydney North District Plan and higher
employment target for the Northern District, and would allow for a larger
concentration of high-density residential development within close proximity to the
Crows Nest Metro Station.

Planning Considerations


Building Height

The proposed building height for the subject site at 433-459 Pacific Highway of 8
storeys does not present an appropriate transition in scale from the Crows Nest
OSD adjoining the northern boundary. The current plan would result in a reduction
in building storeys of 27 storeys – Site A of the OSD, 17 storeys – Site B of the
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OSD, and 8 storeys to the adjoining sites at 433-459 Pacific Highway. An abrupt
and significant reduction in building height as proposed by the draft plan would
directly contravene the Local Character Statement principle – Built Form which
states:
“Provide gradual sensitive height transitions from high-rise to low-rise areas
and minimise overshadowing of public open space.”
In this regard, it is considered that an increased storey height for the subject site
to 14 storeys would align with the above principle and result in a suitable transition
in building height as indicated in the diagrams prepared within this submission.

Subject Site

Figure 8 – Proposed changes to storey height control

Further, the increase in density and building height on the subject site would
provide more commercial gross floor area consistent with the aims of the Greater
Sydney North District Plan for the Northern District, and would allow for a larger
concentration of high-density residential development within close proximity to the
Crows Nest Metro Station. It is also considered that the proposed height of 14
storeys for the site would incentivise the consolidated redevelopment of No.’s 433459 Pacific Highway, as they would otherwise be held individually in accordance
with the yield proposed for these properties.
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Urban Design & Built Form

The proposed increase in scale for the subject site is a more appropriate treatment
of the properties at 433-459 Pacific Highway. The proposed 14 storey height would
allow for the opportunity for a well-defined gateway element at the corner entrance
to the St Leonards and Crows Nest precinct that is still subservient to the Crows
Nest Over Station Development.
This submission proposes a suitable urban design transition in building height for
the southern properties adjoining Site B of the Crows Nest OSB, and would
improve the built form presentation from a dense urban spine along the Pacific
Highway between St Leonards and Crows Nest Station, and the lower scale
‘village’ atmosphere that is envisioned to be retained east of Willoughby Road.
As shown in Figures 9 and 10 below, an increase in building height for the subject
site would be consistent with the envisioned higher density concentrated to the
Pacific Highway while allowing a taper in building height of 3 storeys that would
provide a better visual interface at the south-eastern corner of the high density
area planned for the precinct.

Subject site
– 14 storeys

Crows Nest OSD
Entrance to Crows
Nest high-density
core

Figure 9 – Sky view of indicative building envelopes within the St Leonards and Crows
Nest Draft Plan prepared by Chapman Planning
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Subject site
– 14 storeys

Crows Nest OSD

Figure 10 – Height transition view of indicative building envelopes within the St Leonards
and Crows Nest Draft Plan prepared by Chapman Planning



Streetscape & Public Domain

The Draft Plan 2036 and Crows Nest Over Site Development SSD envision the
streetscape activation of the Pacific Highway and creation of a human scale feel
at the street level through podium levels and associated lower level commercial
uses. The proposed increase in building height for the subject site would not
contravene this critical element of the draft strategy. The provision of a higher
building at 433-459 Pacific Highway would allow for the more gradual transition in
height from the OSD while retaining a podium that aligns with that envisaged for
the Crows Nest Metro Station sites to the north.
The provision of a 4 storey podium on the subject site would align with the existing
heritage item – I0172 Willoughby House adjoining the site to the south and allow
for the provision of a contemporary form that ensures the heritage item is clearly
read from the intersection of the Pacific Highway and Willoughby Road and reflects
the rhythm and massing of the architectural features that define this corner site.
Figures 11 and 12 below prepared by Chapman Planning provide an indicative
streetscape presentation of a 14 storey building height at 433-459 Pacific Highway,
that is more suited to the subject site with a gradual height transition from the
Crows Nest OSD to the heritage item Willoughby House which also presents a
suitable encroachment into the visual curtilage of the item.
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Figure 11 – Streetscape presentation of current proposed building envelopes – subject
site and Crows Nest OSD prepared by Chapman Planning

Figure 12 – Streetscape presentation of increased height building envelope for the
subject site and Crows Nest OSD prepared by Chapman Planning
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Amenity

The increase in building height proposed by this submission to 14 storeys for the
subject site would not result in a significant adverse amenity impact upon the
broader locality that is beyond that envisaged by an 8 storey height limit at this
section of the Pacific Highway.
The key amenity consideration of the Draft Plan 2036 is the retention of solar
access to Willoughby Road between 11:30am -2:30pm in midwinter. In this regard,
the proposed increase in building height for the subject site to 14 storeys would
not result in the significant overshadowing of Willoughby Road beyond that
proposed by the existing strategy.
The solar access diagrams prepared by SJB as part of the Crows Nest OSD SSD
indicate the overshadowing proposed by the OSD buildings at a height of 27
storeys and 17 storeys. Figures 13 and 14 below demonstrate the overshadowing
impact of the Crows Nest OSD and an increased height to 14 storeys for the
subject site at 433-459 Pacific Highway:

Figure 13 – Solar Access Design Testing for Crows Nest OSD prepared by SJB

Page - 13

L.437-441PacificHighway.CrowsNest.Submission.February2019

Figure 14 – Overshadowing diagram for 14 storey development at 433-459 Pacific
Highway prepared by Chapman Planning

The location of the subject site south of the Crows Nest OSD and its location on
Pacific Highway results in minimal overshadowing of Willoughby Road from
2:30pm onwards in midwinter, but would not otherwise impact upon the solar
access of the Public Open Spaces or Streetscapes identified for retention of solar
amenity within the Draft Plan.
Conclusion
In our opinion the proposed controls contained in the St Leonards and Crows Nest
Draft Strategy for the subject site at 433-459 Pacific Highway, Crows Nest do not
present a suitable urban design outcome for this prominent site at the southeastern corner of the Crows Nest Precinct.
In accordance with the urban design objections raised in this submission, the
proposed implementation of the St Leonards and Crows Nest 2036 Draft Plan for
the site at 433-459 Pacific Highway is inconsistent with the overall principles for
the strategy. It is considered that the building height of 8 storeys recommended
within the strategy would provide a gradual and sensitive height transition from
high-rise to low-rise areas within the precinct, and would instead result in a
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fragmented and jarring stepping down in building height from 27 storeys to 8
storeys.
The amendments to the strategy proposed within this submission request the
following:








A 14 storey building height at the subject site, with an associated
increase in floor space ratio to reflect a more suitable treatment of the
site which is within a prominent location.
An increase in height for the site has the opportunity to present as a welldefined gateway element at the corner entrance to the Crows Nest
Precinct.
A 14 storey form at this site would allow for a more appropriate treatment
of this ‘entrance’ to the Pacific Highway which is envisaged to contain a
dense urban spine of high-density residential and office building
development between the St Leonards and Crows Nest Stations.
The building height requested by this submission of 14 storeys includes
a 4 storey podium that improves the interface between the subject site
and the adjoining heritage item, and is a more appropriate form than a
2 storey street wall.

In our opinion, for the reasons detailed within this submission, it is clear that the
proposal has not wholly considered the treatment of the sites at 433-459 Pacific
Highway and their relationship with the Crows Nest Over Station Development to
the north. The proposed implementation amendments would result in a more
holistic approach to the height and built form of the subject site and its surrounds
would demonstrate a smoother transition in building height.
We wish to be advised of the progress of this Planning Proposal. In this regard
please contact Garry Chapman or Jason Lambropoulos on 9560 1718 or email
garry@chapmanplanning.com.au or jason@chapmanplanning.com.au.

Yours faithfully,

Garry Chapman
Director
Chapman Planning Pty Ltd
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