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Ms Carolyn McNally
Secretary
Department of Planning and Environment
320 Pitt Street
Sydney NSW 2000

Dear Ms McNally,
Draft Plan for St Leonards and Crows Nest 2036
Submission - 46-52 Nicholson Street and 57-67 Christie Street, St Leonards
This submission has been prepared in response to the exhibition of the Draft Plan for St Leonards Crows Nest 2036
(the Draft 2036 Plan) on behalf of Jemalong Property Group, the owner of 46-52 Nicholson Street and 57-67
Christie Street, St Leonards (the site).
This submission is structured as follows:
1.0
2.0
3.0
4.0
5.0
6.0
7.0

Site Context
Background
Site Opportunity
St Leonards and Crows Nest Station Precinct – Interim Statement – review of the plan
Independent Urban Design Findings
Draft 2036 Plan for St Leonards and Crows Nest
Conclusion

Executive Summary
Jemalong object to the Draft 2036 Plan and have a number of concerns which are provided to the Department of
Planning and Environment (DPE) for inclusion in the next phase of the Plan’s refinement. In summary, this
submission:
Objects to proposed height and density controls which significantly underutilise the site’s potential;
Makes a request for re-zoning to B4 Mixed Use, as long-term redevelopment under the existing commercial
land use is unfeasible; and
Makes a specific request for ‘significant site’ designation.
In summary, the Draft 2036 Plan significantly underutilises the investment made by the Crows Nest Metro and has
departed from the independent urban design advice prepared by SJB in 2017 recommending significant height and
density for the site. It also departs from the principles of the 2016 Interim Statement by limiting the height and
density of development in direct proximity of high capacity transport.
The proposed controls do not reflect the inherent qualities of the site. This submission confirms the urban design
findings of SJB and demonstrates the site can accommodate a range of built forms, greater than 32 storeys which
comply with the stringent Draft 2036 Plan solar plane controls. Further, consistent with NSW Government Architect
(NSW GA) advice, development taller than 18 storeys should be assessed as a ‘significant site’. Therefore, as this
submission capably demonstrates that greater than 18 storeys can be accommodated on the site without undue
solar impacts, impacts to residents or loss of amenity, we therefore request a ‘significant site’ classification
commensurate with the site’s central access to high capacity transport.
We are also concerned that the Jemalong site has retained a commercial core zoning, particularly as both the
Department, Lane Cove Council and landowner’s feasibility testing confirms the site cannot be feasibly redeveloped
under the proposed controls. The site characteristics mean it is more suited to include mixed, non-commercial
(residential) uses, particularly as the commercial core of St Leonards is actually located north of the Pacific
Highway.
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Due to the site’s inherent qualities the nominated controls are inappropriate and should be further explored based
on detailed investigations and community consultation as a ‘significant site’. This is consistent with the approach of
other land holdings in the immediate area and will ensure that the site is capable of renewal.

1.0

Site Context

The site is located between Christie Street and Nicholson Street, just south of the Pacific Highway in the Lane Cove
Local Government Area (LGA). It comprises eight separate lots and is irregular in shape, with an area of 2,300m2.
The site contains six commercial buildings ranging in height from two to four storeys, which are reaching the end of
their economic lifespan, are in poor repair and in some cases unusable. The eight lots have been consolidated
under single landholding ownership for the purposes of redevelopment, presenting a significant opportunity to
revitalise building stock belonging to a collection of small lots and strata ownership that would ordinarily be difficult
to revitalise.
The floorspace is largely vacant with 65% unoccupied due to difficulty attracting commercial tenants to St Leonards
and the poor state of the buildings. The Draft 2036 Plan will be critical in providing the economic incentive to
revitalise the building stock.
The site is within a short walk from:
−

St Leonards Station (200m walk, 4 minutes walk); and

−

the future Crows Nest Metro station (200m walk, less than 4 minutes walk).

An aerial photo of the site is provided at Figure 1.

Figure 1 - Aerial Photograph of the Site
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2.0

Background

The site is currently zoned B3 Commercial Core with a maximum building height of 25m and FSR of 4.5:1. The
zone, height and FSR was assigned to the site prior to the site’s consolidation under a single landowner.
In 2012 a (then) draft Lane Cove LEP (Planning Proposal 6) initiated by Council was placed on public exhibition and
proposed an uplift in controls to 9:1 and 45m on the site.
Councils Meeting minutes of 16 June 2014 states:
Site 3: The Nicholson precinct: 67 Christie St (4 strata commercial units in one ownership at the triangular tip
of Nicholson and Christie Sts, only 340m2 approximately in site area) and adjacent 59-65 Christie St and 4650 Nicholson St (seven lots occupied by Nature Care College). The draft LEP specified that these sites
were to be amalgamated as a prerequisite to the scale being changed, to increase FSR from 4.5:1 to 9:1
and height from 25m to 45m (12 commercial storeys).
… however, the NSW government released the draft Metropolitan Strategy for Sydney, which discussed
changes to the residential and employment balance between centres as well as the council subregions
themselves, and that Plan has not been finalized to date. This has introduced a changing planning context
which is as yet to be clarified before the controls for St Leonards can be resolved with confidence that they
would be appropriate to the Specialized Centre as a whole.
… it is recommended that the planning proposal should not proceed, taking into consideration in
particular the site-specific factors
… Site 3 – Nicholson precinct…that the draft amendments to scale would not produce redevelopment
of this site under its existing commercial zoning (our emphasis).
Council decided not to progress the proposal due to uncertainty surrounding the changing planning context of St
Leonards, in particular the DPE’s changing approach to the provision of employment floor space under the
Metropolitan Strategy for Sydney. Nonetheless, a planning FSR control of at least 9:1 was considered over some
six years ago and Council acknowledged then, that a 9:1 FSR and 45m height control would not enable the site to
be feasibly redeveloped under the commercial zoning.
Previous Planning Proposal with Lane Cove Council
A planning proposal for the site was submitted by Jemalong to Lane Cove Council in June 2015. The proposal
sought to:
rezone the site from B3 Commercial Core to B4 Mixed Use;
increase the height from 25 metres to RL 260 (182-186.5m) to facilitate a 57-storey development comprising
approximately 361 residential apartments and 5,288sqm of commercial floor space; and
increase the floor space ratio from 4.5:1 to 17:1 (including 2.3:1 commercial) (consistent with adjacent sites
such as Mirvac’s 500-520 Pacific Highway (17:1) and Dyldam’s 88 Christie Street (17.6:1).
On 21 September 2015, Council recommended that the proposal not be supported, primarily due to uncertainty
surrounding the changing planning context of St Leonards, which included the Department’s Planned Precinct
Process.
Engagement with Department of Planning and Lane Cove Council
Jemalong has been in on-going discussions with both the DPE and Council regarding the on-going unsuitability and
commercial viability issues regarding commercial floorspace on the site. These discussions both pre-date and postdate the Department’s Planning Precinct process. These dates are listed below.
Department of Planning meetings
21 March 2014
3 July 2014
12 March 2015
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21 July 2015
19 October 2015
8 February 2016
9 June 2016
26 July 2016
12 October 2016
Lane Cove Council (officers) meetings
1 May 2014
14 August 2014
27 January 2015
15 June 2015
16 February 2016
Engagement with Department of Planning Planned Precinct Process
The 2016 meetings with the Department listed above formally presented Jemalong’s concepts for the site. This
resulted in the formal submission of a concept to inform the Department’s Planned Precinct process. This concept
proposed:
a predominantly residential scheme with ground floor retail/commercial tenancies, comprising:
−

55 storeys (including plant), to a height of RL 260 (182-186.5m); and

−

FSR of 17:1 (consistent with adjacent sites).

The Concept has not been addressed in the Draft 2036 Plan (in whole or in part).

3.0

Site Opportunity

The site is centrally located between the St Leonards and Crows Nest town centres and is:
A short walk from St Leonards and Crows Nest Stations (under 4 minutes walk) (Figure 2);
Under 30 minutes travel time on public transport to major existing and future employment centres in Sydney
(Royal North Shore Hospital, Chatswood CBD, Macquarie Park, North Sydney and the Sydney CBD, refer
Figure 3);
Centrally located within the St Leonards south district, directly adjacent residential areas;
Accessibility to the M2 motorway;
Access to multiple educational facilities including a High School, Tafe campus and Catholic University; and
Immediately adjacent to land holdings recently approved for height and density uplift, including:
−

504-520 Pacific Highway, St Leonards – to a height of 138m and FSR of 17:1

−

472 and 486 Pacific Highway, St Leonards – to a height of 115m and 91m and FSR of 12.76:1

−

1-13 Marshall Avenue, St Leonards – to a height of 94m and FSR of 10:1

−

88 Christie Street, St Leonards – to a height of 144m and FSR of 17.6:1

−

100 Christie Street, St Leonards – to a height of 132m and FSR of 18:1

The current planning process being undertaken by the Department is an ideal opportunity to facilitate a land use
and built form outcome for the site that reflects its strategic significance and capitalises on its unique locational
attributes – being some of the most accessible lands in Metropolitan Sydney.
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200m

Figure 2

The site is relation to the St Leonards and Crown Nest Metro station.

Figure 3

30 Minute Rail Network Catchment

Source: Strategic Transport Study – St Leonards and Crows Nest Station Precinct (Cardno)
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4.0

St Leonards and Crows Nest Station Precinct – Interim Statement

In July 2016, the DPE announced the strategic planning investigation of the St Leonards and Crows Nest Station
Precinct. In August 2017, the DPE released an Interim Statement. The Statement included the following draft
objectives (among others):
Incorporate opportunities for transit-oriented development including commercial and mixed-use development
that takes advantage of existing and future transport.
This submission puts forward this very concept for the Jemalong site – TOD based mixed use redevelopment of
ageing and outdated commercial building stock.
The Interim Statement included draft guiding principles for responsive development in station precincts, including:
a varied skyline with height and density to be focused around St Leonards and Crows Nest stations, and along
the Pacific Highway corridor between the stations.
As shown at Figure 4 the Interim Statement acknowledged the relationship between height and density in relation
to the St Leonards station and the Crows Nest metro. The Jemalong site is centrally located between St Leonards
and Crows Nest stations, within an overlapping area of the walking catchment of both stations as shown at Figure 2
above.
The Interim Statement also states the St Leonards Centre and Crows Nest Station character area:
is proposed to be a true high-density centre that will support a mix of commercial, retail, community, residential
and public domain uses; and
key matters for consideration include amalgamation of key sites to ensure good design outcomes can be
achieved, appropriate heights and densities to ensure amenity is not comprised, minimising overshadowing
impacts to the south, open space requirements, the prioritisation of pedestrians and traffic minimisation (our
emphasis).
These objectives and strategic directions from the Interim Statement have not been translated into the Draft Plan.
The height and density (true high-density centre) principle have been inexplicably discarded for a significantly
reduced height and density with an ambiguous and prescriptive approach.
The Draft 2036 Plan also doesn’t recognise that the Jemalong sites have been amalgamated over time to allow their
consideration as a ‘key site’.
This submission outlines that the site is a key site incorporating consolidation of eight lots for the purpose of
redevelopment and demonstrates that appropriate massing of multiple forms can be accommodated without
compromising amenity or creating undue overshadowing to the south.

Height Transition

Figure 4

Jemalong Site

St Leonards Station Precinct Urban Transition Diagram

Source: St Leonards Crows Nest Station Precinct – Interim Statement
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Further, the conclusion of mixed land uses in South St Leonards has been largely abandoned, with only those
landholdings along the Pacific Highway to include non-commercial (residential) uses while the commercial zoned
land, located away from the Highway is to remain a static, pure commercial zone.
This is alarming, as the inclusion of residential (mixed use) will stimulate renewal of the Jemalong site, in a way that
pure commercial will not.
This was remarked by Council as part of their decision to not proceed with the planning proposal of 2014 (see
Section 2.0);
Is supported by the finding of the Department’s Economic Feasibility Review (see Section 6.3);
Is supported by Lane Cove Council’s findings regarding uplift and introduction of mixed use at 472-520 Pacific
Hwy, St Leonards (see Section 6.3); and
In supported by the landowners own Economic Assessment and Market Analysis (see Section 6.3).

5.0

Independent Urban Design Findings

Obtained under freedom of information during exhibition of the Draft 2036 Plan, in October 2017 SJB prepared the
‘St Leonards and Crows Nest Station Urban Design Study – Stage 02 Council Workshop’, an early version of the
urban design analysis to inform the Draft 2036 Plan. In relation to land testing it stated:
Residential capacity was determined based on the delivery of commercial land on a site and the maximum height
it could reach without impacting on public open space, sensitive interfaces and key streets.
Market analysis suggest that commercial uses alone are not feasible within St Leonards and will require
residential to enable it. The quantum of commercial will impact the amount of residential on site. Commercial will
need to be investigated in the podium of buildings or standalone commercial buildings on sites which are large
enough. The option testing explores both scenarios.
Subsequently, SJB recommended that site is an opportunity site, appropriate for mixed use (requiring a nonresidential FSR of 4:1 (see Figure 5)) and it also identified that built form of 32 storeys and greater is appropriate
(see Figure 6) in this location.

Figure 5

Opportunity Site and Non-residential Floor Space Map

Source: SJB (October 2017)
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Figure 6

Recommended Building Heights Plan

Source: SJB (October 2017)

Further, in November 2017, SJB prepared the ‘St Leonards and Crows Nest Precinct Urban Design Study - Stage
02’. It identifies the site as appropriate for built form greater than 40 storeys in the north of the site and greater than
20 storeys in the southern part (see Figure 7) and mixed use development of greater than 24 storeys (see Figure
8), consistent with the adjoining landholdings on the Pacific Highway proposed to be mixed use and other significant
sites under the Draft 2036 Plan.

Figure 7

Built form structure plan

Source: SJB (November 2017)
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Figure 8

Recommended Building Heights and Land use Diagram

Source: SJB (November 2017)

Importantly, the above urban design analysis was undertaken using solar access to key open spaces and existing
residential areas as guidance for maximum building heights and sensitive transitions to established residential
character areas (see Figure 9). SJB stated:
Solar access to key open space and existing residential areas provides guidance regarding the maximum
building heights across the Precinct along with sensitive transitions to established character areas.
Built form controls have considered overshadowing of critical open spaces and surrounding low density
residential areas, ensuring future envelopes do not result in additional unacceptable/prolonged impact within
the time periods identified below.

Figure 9

Solar Amenity and Sensitive Areas Consideration

Source: SJB (November 2017)
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The independent urban design analysis prepared for the Department of Planning recommends the Jemalong site:
Be identified as an ‘opportunity site’;
Is suitable for significantly increased height and density (32 storeys and greater);
Is suitable for mixed use and inclusion of residential is needed to stimulate the site to be redeveloped;
Can accommodate significant height and density without compromising solar access to key open space or
existing residential areas.
These findings align with the massing analysis at Section 6.1.1 of this submission. The conclusion of which
supports that the site can accommodate greater height and density than nominated by the Draft 2036 Plan.

6.0

Draft 2036 Plan for St Leonards and Crows Nest

Jemalong is particularly disappointed at the the planning outcomes of the Draft 2036 Plan based on the findings of
earlier research and analysis as outlined above. The Draft 2036 Plan significantly underutilises the proposed
infrastructure investment made by Crows Nest Metro and does not accord with accepted Transit Orientied
Development planning principles to co-locate density with high capacity transport. In this regard it is clearly evident
the Draft 2036 Plan is not ambitious enough in certain locations, particularly the Jemalong site, which is a key
strategic landholding that has been specifically amalgamated for redevelopment that is severely underutilised by the
Draft 2036 Plan.
This submission demonstrates that the site is capable of accommodating significantly greater height and density
(consistent with the findings of the 2017 SJB findings) than is currently considered by the Draft 2036 Plan, which
proposes:
The site retains the B3 Commercial Core zoning.
The site includes height limits of 18 storeys (Figure 11).
The site includes an FSR control of 8:1 (less than that recommended by Lane Cove Council and identified as
unfeasible as far back as 2012).

6.1

Height and Density

The height concept (Figure 10), locates taller buildings closest to transport. However, the Draft 2036 Plan focuses
height and density along the Pacific Highway and ignores the key height concept principle of the relationship
between height and mass transit. It ignores landholdings located away from the highway and down hill from the
ridgeline, meaning buildings in South St Leonards have greater ability for height than those located on the Pacific
Highway on the ridge.
It ignores the potential for development in logical locations such as the Jemalong site, immediately adjacent the
landholdings on the Pacific Higway, within the overlapping walking catchment of St Leonards railway station and
Crown Nest Metro.
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Figure 10

Height Concept Plan

Source: St Leonards Crows Nest 2036

Figure 11

Proposed Height Plan

Source: St Leonards Crows Nest 2036
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The proposed heights step down drastically from from 48 storeys, 45 storeys and 40 storeys on lots immediately
adjacent to the Jemalong site (which is proposed as a 18 storey height limit (Figure 11)). The Draft 2036 Plan
suggests the strategy of stepping down and providing a ‘transition’ minimises impacts to residential areas.
The dramatic stepping down from 48 to 18 storeys is jarring and does not have urban design merit as identified by
SJB in its findings outlined at Section 5.0. The key requirement of a transition zone is the overshadowing impact on
the adjoining residential areas. However, our investigations show the 18 storey height control bares no relationship
to the shadow controls proposed by the Draft 2036 Plan, as discussed at Section 6.1.1 below. SJB indepandant
analysis also confirmed that significant height can be accomodated on the Jemalong site while protecting key open
spaces and existing residential areas (see Section 5.0).
We support the measures outlined in the Draft 2036 Plan to manage overshadowing and argue this should be a
principal driver of development outcomes for strategic landholdings within the study area. The resulting height
planes should form the maximum height for development. Jemalong can demonstrate that greater height and
density can be achieved without undue shadowing impacts.
This is the approach undertaken by Parramatta Council by the Parramatta CBD Planning Proposal
(PP_2017_COPAR_002_00) to amend the Parramatta Local Environmental Plan 2011. The Department provided
Gateway approval for the Planning Proposal, including the methodology of solar height control planes to ensure
solar access to significant public areas while facilitating positive development outcomes.
The Draft 2036 Plan currently pre-empts this by nominating specific development outcomes by limiting height and
FSR to specific sites, which is premature in the context of the evidence provided in this submission.
A height control for the site should accordingly be informed by the solar height controls of the Draft 2036 Plan. In
this regard, we reiterate and extrapolate our built form testing which shows the Jemalong site can accommodate
additional height and densities substantially above what is proposed in the Draft 2036 Plan, without resultant undue
shadow impacts (see Section 6.1.1 below).

6.1.1

Indicative Development Concept Testing

Massing analysis has been undertaken by DJRD Architects to compare the shadow impacts of the proposed
controls and the potential massing that conforms with the draft solar height plane requirements in Draft 2036 Plan,
including:
to prevent additional overshadowing of Public Open Space 10:00am-3:00pm at the following areas in winter:
−

Christie Park

−

Newlands Park

−

St Leonards South

−

Propsting Park

−

Hume Street Park

−

Ernest Place

−

Gore Hill Oval

−

Talus Reserve

Streetscape 11:30am-2:30pm
−

Mitchell Street and Oxley Streets

−

Willoughby Road

Residential Areas 9:00am-3:00pm
−

Conservation Areas for at least 3 hours

−

Residential outside boundary (for the whole time between 9am and 3pm)

The relevant controls are identified on the shadow diagrams at Appendix A.
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18 Storey Building (75 metres)
Under the Draft 2036 Plan the site has a 8:1 FSR and 18 storey height control.
Inclusive of setback requirements for the site under the Draft 2036 Plan, an 18 storey building acheives a 13.8:1
FSR; significantly greater than the proposed 8:1 control. The shadow cast from a 18 storey / 13.8:1 FSR building is
largely contained within the shadows cast from surrounding taller development (Appendix A and Figure 12).

Figure 12

18 storey building shadow analysis (mid-winter)

Source: DJRD
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24 Storey Building (98 metres)
Massing testing shows that the site can accommodate a 24 storey building before impacting on any solar height
plane controls outlined in the Draft 2036 Plan. The primary constraint to the Jemalong site is Newland Park (no
additional overshadowing to Newlands Park mid-winter between 10:00am-3:00pm) (see Appendix A and Figure
13). The building would equate to 18.1:1 FSR and a height of 98 metres, again well above the proposed draft
controls.

Figure 13

24 storey building solar height plane conforming scheme

Source: DJRD
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32 Storey Building (110 metres)
The above findings show that the site is capable of accomodating substantially greater height and density than
considered by the Draft 2036 Plan, up to 24 storeys and greater and 18.1:1 FSR where strictly adhering to the
setback and solar access controls. We note setbacks are flexible, should not be overly prescriptive and should be
subject to detailed design testing.
In this regard, further testing for an alternative built form shows a more slender and taller tower of 32 storey or
greater and 10.2:1 FSR can be accomodated, whilst maintaining the Newland Park solar access control (Appendix
A and Figure 14) and all other solar access controls contained within the Draft 2036 Plan.

Figure 14

32 storey building solar height plane conforming scheme

Source: DJRD

As outlined above, the site can clearly support greater height than Draft 2036 Plan allows, while conforming with the
solar height plane. Accordingly, further detailed testing and analysis should be undertaken as part of a ‘significant
site’ classification. The proposed height and density controls are not appropriate.

6.1.2

Building Separation

The site can meet the SEPP65 / ADG building separation requirements, particularly the 24m separation for
buildings taller than nine storeys between habitable rooms and balconies (See Figure 15).

6.1.3

View Sharing

The below diagram (Figure 16) demonstrates the site is capable of sharing views and vistas with surrounding
development. By recognising the location of the proposed buildings on the adjacent higher land, their orientation
and design, and through-site links, any design response can be respectful of the future urban structure.
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Figure 15

Building Separation Compliance Plan

Source: DJRD

Figure 16

Views and View Sharing

Source: DJRD
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6.1.4

Impacts to Residents

The shadow diagrams demonstrate that the site can accommodate a range of development options (greater than 32
storeys) while complying with the Draft 2036 Plan overshadowing controls to residential areas, as follows:
Residential Areas 9:00am-3:00pm
−

Conservation Areas for at least 3 hours

−

Residential outside boundary (for the whole time between 9am and 3pm)

The shadow diagrams show that in mid-winter the shadows do not extend to any residential areas outside the Draft
2036 Plan. The shadow diagrams also show that shadowing to residential areas south of Oxley Street are minimal
and residential properties maintain substantial solar access across the day, achieving greater than three hours midwinter.
This is supported by Urban Design analysis undertaken by SJB in 2017 for the Department of Planning as outlined
at Section 5.0. SJB found that significant height and density can be accommodated on the Jemalong site without
impacting solar access to key open spaces or existing residential areas.

6.1.5

Cumulative Impact

The shadow diagrams submitted are inclusive of other heights nominated under the plan and therefore are inclusive
of the cumulative impact of existing and potential development by the Draft 2036 Plan. It is noted the NSW GA
considered that there may be an opportunity to improve urban design quality through a re-balance of built form
attributes, such as height, mass and distribution, across the precinct in appropriate locations through the ‘Significant
Sites’ approach.
As a large number of the surrounding land holdings are nominated as ‘significant sites’ and it is unfair to require
cumulative impacts to be considered at this stage when the plan itself does not address that issue on ‘significant
sites’. Nontheless, it is possible to undertake an indicative assessment of cumulative impact. This indicates shadow
impacts would be largely contained within existing shadows by existing and proposed development.
At this stage, there appears to be significant merit in additional height and density based on the site’s attributes and
evidence regarding built form potential and compliance with shadow controls. Accordingly, the site should also be a
‘significant site’ to enable further detailed merit assessment consistent with that ‘deferred’ approach on other
‘significant sites’. Any final development outcome would also respond to surrounding ‘significant sites’.
In this regard, the Draft 2036 nominated controls should be reviewed under more rigourous testing via a ‘significant
sites’ listing for procedural fairness and equity, in accordance with the approach for land holdings surrounding the
Jemalong site.
Recommendation
Massing testing has shown that the site is currently underutilisied by the Draft 2036 Plan controls. It can
accommodate greater massing while complying with the solar height plane controls and building
separation requirements, demonstrating there should be further testing to resolve.
In recognition of the inherent qualities of the site, and consistent with the approach for other key
landholdings in the study area and the advice of the NSW GA and SJB the Jemalong site should be
designated a ‘significant site’ for further assessment and community consultation.

6.2

Mixed Uses

There is no commercial core of substance in the St Leonards South precinct, with the commercial core being
located north of the Pacific Highway. Notwithstanding, the proposed zoning changes under the Draft 2036 Plan
emphasise a mixed-use approach along Pacific Highway properties, whilst the commercial core is located away
from the Highway on sites such as the Jemalong site, separated from the true commercial core north of the Pacific
Highway.
The Draft 2036 Plan therefore locates planned residential along the busy and noisy Pacific Highway which is more
appropriate for commercial land uses. It also locates residential uses on Pacific Highway sites that have the size
and proportions to more readily accommodate feasible commercial floorplates (Figure 17).
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This is a flawed and inappropriate outcome that locates residential and commercial uses in the opposite of their
natural, logical and justied settings. To that end, the Jemalong site is more suited for residential mixed uses, than
pure commercial, as outlined further below.

Figure 17

Proposed land use zone changes

Source: St Leonards Crows Nest 2036

6.3

Redevelopment Fesibility and Land Use

The SGS ‘St Leonards And Crows Nest Economic Feasibility Review’ (October 2018) prepared for the Department
of Planning confirms that a lack of commercial feasibility has resulted in a lack of pure commercial redevelopments
in St Leonards in recent years. The report specifically considers 46-52 Nicholson Street and 29-59 Christie Street as
a site for feasibility testing (page 49). Any feasibility ratio greater than 1 indicates that the project is theoretically
feasible.The analysis shows that under the current controls the feasibility ratio is 0.35 (page 53). Under the
proposed controls, the feasibility ratio for the site is worse at 0.33 (on page 56), in 2026 the feasibility is 0.50 and
2036 0.68 (page 59).
As outlined by SGS, feasible development depends on a 20% uplift on commercial values, which is extremely
optomistic. SGS disclaim:
this is a speculative scenario for the purposes of sensitivity testing – it is not a forecast, and real price of
dwellings and office floorspace could vary significantly based on a broad range of factors.
This aligns with the findings of the Economic Assessment and Market Analysis prepared by Hill PDA (April 2015) for
the Jemalong Planning Proposal in 2015, stating:
redevelopment under the current zoning option is highly improbable given current and likely future market
conditions.
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The Hill PDA report found that the commercial office market in St Leonards faces ongoing significant challenges
including consistent underperformance compared to other commercial office markets, an oversupply of commercial
floor space and competition from larger and more concentrated office core locations at North Sydney and North
Ryde, amongst others.
In approving the rezoning for 472-520 Pacific Hwy, St Leonards, and approving height of 138m and FSR of 17:1,
Lane Cove Council (see Appendix B) stated the following regarding employment and residential floor space:
The grounds for proposing a mixed use proposal in this traditionally commercial centre relate to the economic
transition evidenced in St Leonards and the subregion, as indicated in the economic study provided to the
December 2013 meeting and exhibited with the planning proposal:Market analysis has shown that there is a consistent long term trend for lack of tenant and investor demand in
St Leonards. This includes a lack of demand for newly approved A grade office space such as the Planning
Assessment Commission approval in 2011 for the Winton commercial development at 88 Christie Street which
has not commenced construction.
Tenants are specifically choosing to locate in other centres rather than St Leonards, including advice received
that IBM will be partially relocating its operations out of their building at 601 Pacific Highway.
The location, pricing and quality of commercial floor space in St Leonards is currently not able to compete with
Macquarie Park and North Sydney. Macquarie Park is able to provide purpose built commercial and larger
floorplates to meet individual tenant needs at generally lower rents than St Leonards. North Sydney is
identified as part of Global Sydney and holds a higher esteem in terms of a commercial head office location.
There has been a long term declining tenant and investor market demand for occupation and development of
new high rise commercial office space in St Leonards, in the scale contemplated under the Lane Cove LEP
2009.
Small site configurations, fragmented ownership and stratification of office stock within St Leonards presents a
barrier to redevelopment of lower grade office stock to provide the market with the floor plate/size of product
being sought in other centres.
St Leonards lacks the large sties in St Leonards to compete with Gore Hill, North Ryde and Macquarie Park for
major employment growth. The building floor plates under this proposal are only 850m2 and 1,075m2, not
large enough for the major commercial firms attracted to those areas.
Health is one of the fastest growing employment sectors in NSW, and it is considered that St Leonards will
continue to support employment in this sector through the utilisation of space for health and allied purposes.
The ongoing redevelopment of RNSH earmarks land on this site for the purpose of health related employment.
Approximately 73,000sqm of specialised commercial space has been approved in principle for health related
employment on the RNSH campus.
In summary, Lane Cove argue:
There is evidence of consistent long term lack of investor and tennant demand for commercial development in
St Leonards;
St Leonards is unable to compete with other, close, commercial centres such as North Sydney and Macquarie
Park where purpose built and larger floorplates meet tennant nees at lower rents than St Leonards;
Sites with small sized lots are unable to be feasibly redeveloped to provide a comparable sized floorplate to
what is offered in competitor markets;
Introduction of non-residential (mixed use) to the St Leonards South area is appropriate to enable site
revitalisation afnd is ecomomically justified.
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The Draft 2036 Plan Land Use Design Principles include:
Protect large commercial core zoned sites to ensure emloyment uses are protected into the future
Being a reletively irregular commercial landholding (2,300m2) we question the decision to retain this land use in this
particular location when it is generally understood that the St Leonards commercial market is underperforming with
limited demand for commercial floorspace and where the Department, Council and Jemalong’s own consultants
have concluded that new commercial development remains unviable in the short, medium and long term in St
Leonards.
The Jemalong site is constrained and is not the optimum location for commercial uses as it is relatively small (and
triangular in its proportions) which means the required commercial floor plates for A grade space can not be readily
achievable in a tower. Accordingly, development of the Jemalong site only for commercial uses is not considered an
achievable outcome, in the context of both larger commercial tenant floorplate requirements, and the feasibility
review outlined in this section.
Further, the site is ideally located for mixed use including a commercial podium with affordable residential
apartments, given the presence of the St Leonards train station (300m) and frequent bus services, its proximity to
Crows Nest metro (200m), Royal North Shore Hospital, the service and retail strip in Crows Nest, Chatswood, North
Sydney and the Sydney CBD, and connectivity to the regional road network via the Pacific Highway and M2
Motorway.
Recommendation
The site should be re-zoned B4 Mixed Use to allow non-commercial (residential) uses. This will facilitate
economically feasible renewal of the run-down site.
Even if a B4 zoning is not pursued by the Department a density that responds to the massing and
overshadowing analysis in this submission should be further explored, as this analysis demonstrates that
additional density can be accomodated without impact on the draft solar planes in the Draft 2036 Plan. The
site should be a ‘significant site’, to further explore FSR and height, consistent with the approach applied to
other ‘significant sites’ on the Pacific Highway.

6.4

Significant Sites Criteria

Significant sites are locations which may be appropriate to accommodate additional height and density subject to
further analysis and demonstrated consistency with the Draft Plan’s vision, design criteria and area wide design
principles. Revised development controls for these sites are expected to be established through Council-led
planning proposals.
As outlined throughout this submission, the site has the attributes to justify its classification as a significant site in
the next iteration of the Plan. The following tables outlines the reasons why.
Table 1

Consistency with the Vision

Vision

Comment

The St Leonards and Crows Nest area
will be 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 site can accommodate a diverse mix of employment and housing close to St
Leonards Station and the new Crows Nest Metro Station. Further, it may also present
the opportunity for additional open space and recreation areas (i.e. plaza areas) that
can be accommodated as part of a future development.

Table 2

A mixed-use development can retain employment floorspace, whilst delivering high
quality residential accommodation providing jobs and homes close to transport. Future
uplift would also be consistent, and support, State planning policies for the 30-minute
city.

Consistency with the Guiding Design Principles

Design Principle

Comment

Meet solar height planes in this Plan

This submission demonstrates that solar height planes can be met with significantly
greater height and FSR than shown in the Draft 2036 Plan.
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Design Principle

Comment

Consideration of quality streetscape
aspects such as setbacks, street wall
height and heritage buildings

The site meets required separation and can accommodate appropriate setbacks to
provide a high-quality relationship with the public domain and neighbouring buildings.
The indicative modelling submitted incorporates the recommended setbacks, but
alternate layouts can and should be explored.

Acknowledge key views and vistas
such as long distances vistas which
offer sky views, and vistas where a
building may terminate the view

As the site is located within the cluster of tall buildings in the St Leonards centre it
would not interrupt existing district views or vistas. It would share long-distance views
and vistas of the taller buildings to the north and east, however, as these buildings are
significantly taller than the Jemalong site, it is considered reasonable view sharing can
be maintained.

Avoid a monolithic street wall effect
through the distribution of higher
buildings

Can be achieved to improve urban design quality through a re-balance of built form
attributes, such as height, mass and distribution, across the precinct, considering the
Jemalong site with other ‘significant sites’.

Transition heights from high rise areas The site is in the cluster of the tallest buildings in St Leonards. The indicative massing
down towards existing lower scale
demonstrates that appropriate transition heights and density can be achieved while
areas, including areas not proposed for complying with shadow controls that protect surrounding low scale residential areas.
height changes, and Willoughby Road.

Importantly, this submission puts forward to the Department that the site should be considered as a significant site,
to enable some level of consideration of its future land use potential. Consistency with the Significant Site Design
Criteria has been undertaken below:
Table 3

Consistency with the Significant Site Design Criteria

Significant sites criteria

Comment

Undertake a design excellence process The site has capacity to accommodate an appropriately scaled building. A design
excellence process would be undertaken to inform the best urban outcome for this
unique site. This is arguably a better process to undertake than the current plan which
underutilises the site’s potential.
Sustainable, walkable and liveable city

The subject land’s location means it will achieve good levels of passive solar and
natural ventilation. It is an unenviable location in terms of accessibility, within walking
distance of the St Leonards Station and Crows Nest Metro. Any future proposal can
contribute to the upgrade of the pedestrian environment and pedestrian connections,
including a new north-south connection between Nicholson Street and Christie Street.

Meet solar height planes in this Plan

This submission demonstrates that solar height planes can be met with significantly
greater height and FSR than shown in the Draft 2036 Plan.

Manage cumulative overshadowing
impacts of significant sites in the area.

As the outcome of development of significant sites is unknown, the design process
would respond to the surrounding significant sites. It would also be appropriate for
surrounding significant sites to also respond to the Jemalong site. The shadow
diagrams submitted with this submission demonstrate the cumulative impacts of
significant sites can be managed, in accordance with NSW GA recommendations.

Consider actions and recommendations The proposal can deliver on the actions and recommendations in the Draft Plan.
detailed in the draft Plan
Respond to street character and
surrounding heritage items and/or
areas when determining street wall
height, awnings and ground and upper
level setbacks

Urban design analysis can readily demonstrate how this can be achieved.

Exemplary street level activation and
contribution to the public domain with
ground level setbacks, plazas or
similar.

The site can provide a ground level plaza at the corner of Nicholson and Christie
Streets that corresponds to Freelander Place that would activate the streetscape and
improve the public domain, and as such can provide public benefit consistent with the
significant site’s goals.

Have a positive view impact on the
area’s key view lines and vistas, with
consideration of a visual marker of an
important place

Development will have a positive impact on the St Leonards skyline and would not
interrupt key views to the Sydney CBD. Increased building heights will sit comfortably
within the tower hierarchy in the Precinct, as outlined at Section 6.1.1 of this
submission.
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Significant sites criteria

Comment

Slender towers (smaller floor plate) to
avoid bulk

The indicative massing provided at Appendix A demonstrates that a Draft 2036 Plan
compliant commercial only scheme would deliver a bulky tower form in order to
maximise commercial floorplate sizes the market requires. A mixed-use tower can
deliver a slender tower with small floorplate for the residential component.

Make significant improvements to the
public domain and local infrastructure

Appropriate public domain and local infrastructure improvements can be made in
association with the delivery of the proposal.

Provide gradual transitions, sensitive
Appropriate transition to the lower density residential dwellings has been
interfaces and an appropriate response demonstrated by the indicative massing plans. Height and density would be managed
to the scale of the street (using a
by complying with solar height planes in the Plan.
combination of street wall heights,
ground and upper level setbacks).
Avoid unreasonably constraining
development potential of neighbouring
sites.

The proposal can be designed to avoid unduly constrain neighbouring sites, subject to
further testing as part of the significant site process.

Tree canopy planting or other
landscaping in public spaces on site.

A revitalised site would deliver a public plaza at the corner of Nicholson and Christie
Streets that would increase public landscaping in the area.

Recommendation
As the shadow diagrams demonstrate that greater than 18 storeys can be accomodated on the site whilst
complying with solar height planes in the Draft 2036 Plan, then consistent with the other sites that can
support additional height and density, a ‘significant site’ classification should also apply.
The site is capable of meeting the Vision, Design Principles and Criteria of Significant Sites. The Jemalong
site should be designated a ‘significant site’ for further assessment and community consultation.

6.4.1

North Sydney Council in the St Leonards Crows Nest Planning Study Precincts 2 and 3

The NSW GA provided a recommendation to the Department that there may be an opportunity to improve urban
design quality through a re-balance of Built Form attributes, such as height, mass and distribution, across the
precinct in appropriate locations through a Significant Sites approach.
NSW GA advised that the selection of significant sites should respond to the approach taken to ‘Tall Buildings’ by
North Sydney Council in the St Leonards Crows Nest Planning Study Precincts 2 and 3 adopted in May 2015 (the
Study).
We have used the NSW GA advice and have applied the principles of the Study to understand if the Jemalong site
meets the requirements of a ‘Tall Building’ and should therefore be a significant site, as suggested by the NSW GA.
The Study states that height is to be centralised at the St Leonards Centre, with the tallest building zone extending
from the Forum to beyond the IBM building and Albany Street (see Figure 18). The distance from the Forum to
IBM/Albany Street is approximately 300m.
The Study only relates to land within North Sydney LGA and nominates the tallest buildings as being appropriate
within 300m of the Forum in St Leonards (see Figure 18).
To understand how this pricniple relates to Lane Cove LGA we have extended a 300m diameter zone from the
Forum to Lane Cove LGA. It shows the height concentration area encompases the Jemalong site as shown at
Figure 19.
Within the height concentration area ‘tall buildings’ are subject to a merit assessment to determine the appropriate
height and density. Tall Buildings are defined as being taller than 18 storeys.
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Jemalong Site

Figure 18

Height concentration

Height concentration diagram

Source: St Leonards Crows Nest Planning Study Precincts 2 and 3

Figure 19
Consistent application of the height concentration principle from St Leonards Crows Nest Planning
Study Precincts 2 and 3
Source: Nearmap
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The Study does not set a maximum height for ‘ tall buildings’. Instead landowners of tall building sites identified
are invited to submit a scheme to Council’s City Strategy Division with a proposed height and floor space ratio for
the building. Each scheme is then to be assessed by Council on its merits, having regard to the design principles for
tall buildings, including a minimum separation of 23m. The Jemalong site provides 26m separation between the site
and neighbouring development and can comply with design principles, as:
The site is within the tall building zone, within 300m of the St Leonards station and within 300m of the Crown
Nest Metro.
The site is capable of delivering architectural design quality mixed use and commercial development.
The site is capable of a built form that transforms St Leonards into a modern, mixed use centre.
The site can support additional residential and employment capacity to meet the demand for new jobs and
housing in the LGA.
The site can provide a human scale to streets and laneways through podium and setbacks as well as a potential
public plaza at the junction of the triangular site.
The site can provide greater pedestrian amenity and outdoor dining opportunities through ground plane
activation.
The Jemalong site meets the principles and methodology of defining a tall building site under the North Sydney
Precinct 2 and 3 Study, as adopted by the NSW GA to identify appropriate ‘significant site’s in the Draft 2036 Plan.
Using that methodology the Jemalong site should be a significant site as the site meets the distance, proximity and
location criteria, notwithstanding the site is not one of the identified site’s included in the NSW GA’s scope.
The Draft 2036 Plan nominiates tall buildings (taller than 18 storeys) as ‘significant sites’. The indicative massing
plans in this submission show the site can accommodate greater than 18 storeys without undue shadow impacts
more than comfortably.
Accordingly, the Jemalong site should be a ‘significant site’, in accordance with the approach for ‘Tall Buildings’ as
recommended by the NSW GA.

7.0

Conclusion

The Draft 2036 Plan fails to realise the opportunity to deliver a strategic outcome that truly reflects the Jemalong
site’s strategic value to broader Metropolitan Sydney and Jemalong’s own objectives to renew the strategic
landholding. It is critical that suitable densities (both jobs and homes) are delivered in an infrastructure rich
environment such as St Leonards. This submission demonstrates the proposed controls for the Jemalong site (18
storeys and 8:1 FSR) do not represent appropriate controls based on massing testing and hence the sites potential
remains ‘unresolved’ and deserves a significant site listing for further built form testing exploration. Accordingly,
Jemalong objects to the Draft 2036 Plan for the following reasons:
It significantly underutilises the proposed infrastructure investement made by Crows Nest Metro and is not
ambitious enough.
It has abandoned the height transition principles of the St Leonards Crows Nest Station Precinct – from the
2016 Interim Statement which shows greater height and density should be accomodated on the Jemalong site,
and does not robustly respond sufficiently to accepted transit oriented development principles of co-locating
height and density with high capacity transport.
Indepandant Urban Design analysis undertaken by SBJ in 2017 recommended the Jemalong site incorporate
mixed use (residential) and confims that height greater than 32 stroreys can be accomodated without
overshadowing impact to key open spaces or existing resdiential areas.
DPE, Land Cove Council and landowner feasibility testing all confirm that the retained commercial core zoning
will not enable the site to be redeveloped successfully under the draft controls - without unrealistic uplift to
commercial values.
It locates mixed use (residential) land uses along the busy and noisy Pacific Highway, which are better suited to
commercial, particularly due to the size and proportions of landholdings for commercial development.
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The site is constrained in providing quality commercial floorpsace by the irregular and triangular nature of the lot
and would be better suited to mixed use (residential), particularly considering its relationship to St Leonards and
Crows Nest stations.
Independent Urban Design analysis undertaken by SJB in 2017 demonstrates that site can accommodate
significant height and density without impacting the solar access of key open spaces or existing residential
areas.
Massing testing demonstrates that under the proposed setback and draft 18 storey height controls, the site can
accommodate 13.8:1 FSR. It is not clear why the site is provided a 8:1 FSR that will underutilise the site.
Massing testing demonstrates that significantly greater height and density can be accomodated whilst
complying with all solar access controls proposed by the Draft 2036 Plan. This includes development up to 24
storeys with 18:1 FSR where applying the Draft 2036 Plan recommended setback controls, which is consistent
with existing developments directly adjacent the site.
Alternative massing testing by DJRD Architects demonstrates that a taller and slender tower of greater than 32
storeys / 10.2:1 FSR can still comply with proposed solar access controls, demostrating further analysis should
be undertaken beyond the prematurely assigned controls that significantly underutilise the site’s potential.
A mixed use development can comply with building separation requirements and solar height planes in the Draft
2036 Plan.
The cumulative impact of development can be appropriately managed through a significant site designation.
Designating site controls under the Draft 2036 Plan is therefore premature given the inherant qualities of the site
that support alternative development outcomes than proposed. As shown, there is sufficient evidence and
precedent from adjacent landowners that the site should be rezoned B4 Mixed Use and identified as a ‘significant
site’ to at least allow further merit based consideration of the site’s built form and development potential.
Jemalong would be pleased to meet with the Department of Planning to discuss the work undertaken so far with
respect to alternative design outcomes that can be achieved on the site and the identification of this location as a
‘significant site’.
Yours sincerely,

Chris McGillick
Senior Urbanist

Appendix List
Appendix A – Massing and Shadow Diagrams prepared by DJRD Architects
Appendix B - Ordinary Council Meeting 27 October 2014 (Planning Proposal and Draft DCP for 472-520 Pacific
Hwy, St Leonards - Post Exhibition) – Lane Cove Council
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