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1.0 Introduction
This submission has been prepared by the Owners of AMA House, 69 Christie St, St Leonards. AMA House comprises
134 strata lots, with 94% of these lots occupied by medical professionals and has been the head office for the
Australian Medical Association since 2003.
A letter of support signed all owners of premises within AMA House is attached to this submission.
A review of the St Leonards and Crows Next 2036 Draft Plan (the ‘Plan’) has been undertaken, and this submission
supports the proposals as outlined in the Plan. It is considered that the Plan provides for a considered framework for
future development within the St Leonards and Crows Next areas that will support the ongoing viability of the area
in respect of environmental, social and economic outcomes.
As a major owner (42%) within AMA House, the Australian Medical Association NSW supports a key vision of the
plan to promote the creation of a health and education precinct centred around the Royal North Shore and Mater
hospitals.
The Owners consists of a number of specialist medical practitioners who maintain suites within AMA House. These
suites include significant fit-outs for highly specialised medical technologies, providing an array of medical
diagnostics and treatment services.
The Owners believe that the Plan will encourage further investment and clustering of such medical facilities within
the St Leonards area, leveraging off the proximity to Royal North Shore and Mater hospitals. By encouraging
investment in redevelopment, the Plan will allow expansion of not only general health, but also allied and specialist
health facilities in the area. The proximity to St Leonards station and the future Crows Nest metro station will further
support development of high technology (and much needed) health services in the area.
Specialist medical suites within commercial buildings require high-cost fit outs that are often more expensive than
the strata lot itself. Furthermore, a leased-model of occupation is not the norm for specialist medical suites, as the
strata lot is usually owned by the practitioner as an investment tied to superannuation. Consequently, isolated land
use zonings for health and medical facilities are not desirable to specialist medical practitioners as they are often
isolated from transport and amenities.

2.0 Support from the Australian Medical Association
The following is provided by the Australian Medical Association in support of the Plan:
‘A truly successful health and education precinct can only exist within a mixed-use area. Isolating health and
associated education uses to specific zonings centred around large infrastructure such as hospitals prevents
accessibility to the vast array of medical and allied health services required by the community. Providing a range of
medical uses within mixed use zonings improves access to transport, as transport nodes are often focussed around
residential and commercial areas.
Providing flexibility for medical uses within commercial areas of mixed-use precincts assists in providing amenity
through retail, open space and active streets for patients and their carers. Such amenity is often not available within
singular health or education zoned areas.
The health industry within NSW is a significant contributor to and creator of jobs. The AMA supports the work of the
Greater Sydney Commission in analysing the role of health and education precincts into the future. Notably Objective
21 of the ‘A Metropolis of Three Cities’ recognises the significant employment benefits of health and education
precincts and the corollary residential needs that these precincts contain. This supports the AMA’s view that a truly
successful health and education precinct must include a diversity of land uses and not ignore the need for residential
to not only provide accommodation but also activation of these precincts.
The AMA maintains that the Plan as drafted provides the requisite flexibility to enable a truly integrated health and
education precinct within the St Leonards/ Crows Nest area. This will take advantage of the proximity to Royal North
Shore and Mater Hospitals as well as the amenity of the residential, retail and commercial offerings and proximity to
nearby transport nodes.’
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3.0 Vision
The vision for the Plan is:
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 Owners consider this vision to be an accurate reflection of the desired future character and encourage a suitable
mix of new development. The creation of a health and education precinct is considered to only be achievable
through controls in relation to the mix of uses of development. A response to the proposed mix of uses is contained
in later sections of this submission, however it is recognised that only through adequate controls will development
for commercial health uses be viable. Similarly, it is considered that addition of residential uses within the mixed-use
controls will support the development of commercial uses within sites, enabling currently uneconomic sites to
become viable for redevelopment.
The fit-out of medical facilities (ranging from allied to specialist health suites) has considerable cost. The Owners
maintain that both new development and redevelopment will require such cost to be offset through the uplift in
land value that comes with mixed use zoning. It will only be through a diversification of land uses on any given site
that a development containing commercial medical suites will be viable.
It is further considered that the vision sets the right tone for encouraging a mixed-use precinct. This will support a
greater range of activation in the correct locations within the precinct and encourage investment in redevelopment
that will meet the disparate populations of the area. For example, mixed use strata developments that include
commercial and residential components will encourage activation at different times of the day for different
purposes. An emphasis on health and education will support ancillary uses such as retail and increase demand for
various types of residential including short and medium-stay accommodation uses.

4.0 Area Wide Design Principles
The area wide design principles are supported in terms of creating ‘big-picture’ design moves to be achieved by
future development. The concentration of height in areas around the Pacific Highway between St Leonards train
station and the future Crows Nest Metro station will provide suitable urban design outcomes for the precinct.
Furthermore, through the correct mix of land uses, concentration of height in these areas provides opportunities to
achieve transit-oriented development.
The Area Wide Design Principles are supported, and the following suggestions are made in regard to any updates to
these principles in further iterations of the Plan:
Place- the controls in relation to Built Form provide for protection of overshadowing of certain areas within ‘winter.’
It is recommended that these controls are further explored on a site by site basis through design excellence
processes during both the planning proposal and development application stage.
Land Use- the principle to ‘foster development of high technology and health related uses in the light industrial area
to support the surrounding hospitals,’ is considered a worthy inclusion. It is however noted, that a number of
medical land uses do not require an industrial zoning in order to be achieved.
As is the case with AMA House, a number of high technology health related uses are contained within commercially
zoned land. It is noted that the light industrial area in the precinct is to the north of the Royal North Shore hospital
some distance from St Leonards train station. There are areas to the south and east of the Pacific Highway that are
closer to the train station that could accommodate health related uses and offer a more convenient location for
patients in terms of transport options.
It is recommended that revisions to the plan consider not restricting high technology and health related uses to light
industrial areas only.
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5.0 Design Criteria
The Design Criteria within the Plan are supported and are considered to provide an adequate basis for any future
design excellence framework for the precinct. Criteria for creation of quality streetscapes, avoiding monolithic street
walls and transitions in height are considered suitably high level to allow for design innovation in response.
Criteria for overshadowing recognises the proposed shadowing controls contained on page 49 of the Plan. This is
considered a worthy inclusion as it establishes a clear framework from which future development can respond.
The criteria for acknowledgement of key views and vistas is considered to require further explanation as to the
intent of the outcome. Whilst criteria in relation to tower design, streetscape and shadows are further outlined
within the proposed planning controls in later sections of the Plan, there is no such detail provided for key views and
vistas. Whilst this may enable the criteria to be interpreted on a site by site basis, it also provides the opportunity for
development to be challenged on opposing interpretations.
It is recommended that key views both to and from the precinct be established in a similar way to the proposed
controls for shadows.

6.0 Planning Controls
The controls contained within the Plan in relation to Place, Landscape, Land Use and Movement are supported.
The control of 6:1 non-residential uses for sites such as AMA House are supported to enable the viable development
of mixed use buildings. This will set an appropriate baseline for commercial or retail development, complemented by
an unrestricted residential component to allow sites to become economically viable.
The controls in relation to Built Form are considered appropriate, however it is considered that the topography of
the precinct should be further considered. In relation to AMA House, the topography surrounding the site is steep,
thus any controls around street wall heights should be developed in consideration of this topography. The intent of
the street wall height limitation is supported, however a relaxation where a site includes a large level difference
through a street height control is recommended. This will assist in supporting equal access to buildings by allowing
multiple entrances.
The Owners wish to point out that the proposed laneway between AMA House and properties to the north is not a
public thoroughfare. This laneway is within the property boundary of AMA House and whilst it may be possible to
achieve this link with future redevelopment, it is considered the Plan treats this land as public space. Updates to
drawings and text in relation to the status of this land is recommended.

7.0 Significant Sites
The Plan nominates a number of sites, including AMA House, as Significant Sites. The Plan notes that these sites may
be appropriate for ‘additional height’ subject to further assessment. Whilst the rationale for selection of these sites
is not questioned, the basis from which this additional height is made requires clarification. It is inferred that the
additional height is in respect of adjoining developments, however a converse view could be additional height from
existing planning controls.
Whilst the principle of seeking additional height based on meeting design criteria is considered to have merit, it is
unclear the basis from which a consent authority would make the additional height approval from.
It is recommended that clarity be provided that the ‘additional height’ referred to for Significant Sites is height
additional to surrounding development heights.
A further recommendation is made in regard to design excellence processes that can be utilised to advance
Significant Site proposals. There are a variety of design excellence processes employed by local and state
governments in assessing proposals, however it is unclear within the Plan how these processes (if any) would
operate. The following recommendations are made in relation to design excellence for significant sites:
• Government Architect NSW maintain an ongoing role in assisting Councils and developers in achieving design
excellence; and
•

Design panels be established either within Councils or led by Government Architect NSW to assist in
assessment of proposals.
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8.0 Special Infrastructure Contributions Scheme
Under the movement and action recommendations, a new link is proposed within the site of 69 Christie Street. This
is marked as an ‘improved shared space connection’ along the northern boundary of 69 Christie Street. This land is
wholly within the private ownership of the Owners, and whilst presently appearing as a through-site link is in fact
private land.
The proposed ‘improved shared space connection’ that traverses the site of AMA House connects St Leonards
Station and bus interchange and the future Crows Nest metro station. Such a connection is considered to provide
amenity for pedestrians and cyclists and will become a key thoroughfare enabling passage between the transport
nodes. As such this connection is considered to be of significance to the success of the Plan and should be included
within the infrastructure upgrades promoted by the Plan.
The ‘Proposed Special Infrastructure Contribution- St Leonards and Crows Nest,’ includes a number of streetscape
and public domain upgrades to support the realisation of the Plan. In particular the pedestrian and cycle
improvements contained at page 11 of the ‘Proposed Special Infrastructure Contribution’ include a number of
upgrades analogous to the creation of the improved shared space connection within 69 Christie Street.
Consequently, the Owners is of the view that this connection within 69 Christie Street should be included within the
Infrastructure Schedule of the Plan.

9.0 Implementation
The ‘Next Steps’ section of the Plan states that rezoning will be required to support development that is consistent
with the Plan, and that this will be led through Council planning proposal processes. Whilst this is one avenue
through which rezoning could occur, the Plan is silent on other avenues through which rezoning processes could be
progressed.
As demonstrated by the Parramatta Road Urban Transformation Strategy, 2016, there exists possibilities for
developers to pursue planning proposals that are consistent with the Plan. The recognition of the potential for
developer-led planning proposals was a key outcome of the Parramatta Road Strategy that enabled development in
accordance with that Strategy to be achieved.
It is recommended that recognition of developer-led planning proposals be included within the ‘Next Steps’ section
of the Plan.

10.0 Conclusion and Recommendations
The Owners of AMA House support the St Leonards and Crows Nest 2036 Draft Plan. It is considered that with
incorporation of the following recommendations, the Plan will provide the appropriate basis from which
development in the area can be realised:
•

The outcomes of shadow impacts should be further explored through a design excellence process on a site
by site basis.

•

High technology and health related uses should not be restricted to light industrial lands, and instead be
interspersed within the mixed-use precinct.

•

Key views and vistas should be established in a similar way to the proposed controls for shadows.

•

Recognition be given to the proposed laneway within the northern boundary of AMA House as private land
and provision for realisation as a public thoroughfare included in the SIC.

•

Design Excellence should be achieved through:
o

Government Architect NSW maintaining an ongoing role in assisting Councils and developers in
achieving design excellence; and

o

Design panels being established either within Councils or led by Government Architect NSW to
assist in assessment of proposals.

•

Developer-led planning proposals to realise the intent of this plan should not be excluded from the future
Ministerial direction.
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