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1.0 OVERVIEW
PURPOSE OF REPORT

PROJECT BACKGROUND

REPORT SUMMARY

This submission has been prepared by Urbis on behalf
of our clients and comprises of formal landowner
feedback to the Draft St Leonards Crows Nest 2036
Plan (Draft Plan 2036), currently on public exhibition.

The opening of Crows Nest Metro station in 2024
presents significant opportunity to rejuvenate the St
Leonards and Crows Nest area with new jobs, open
space, infrastructure and homes, while ensuring
the local character of the area is maintained and
enhanced. It is understood the Department has
subsequently released a draft planning package for
St Leonards and Crows Nest as a framework to guide
future development in the area.

Our client is committed to the commercial function
of the site, and thus is not seeking it to be rezoned to
allow for residential uses. However, we request that
the Draft Plan 2036 be amended as it relates to the
subject site:
▪▪ Amend the maximum building height to 18 storeys
▪▪ Amend the maximum FSR to 11:1

We act for the following parties:
▪▪ Lederer Group owner of 657 Pacific Highway, St
Leonards
▪▪ Taverns Pty Ltd owner of 655 Pacific Highway, St
Leonards
The purpose of this submission is to inform DPE that
the property owners are in support of the overall
direction of Draft Plan 2036, and proposes some
amendments to the controls put forward for the site
landholdings, reflecting the opportunities available
that have been identified through our urban design
analysis.

To understand the implications of the Draft Plan 2036
proposed development controls applicable to the
subject site were reviewed against the area's broader
strategic planning context and future directions.
In addition to this, a number of short urban design
studies where conducted to ascertain the impacts
of the proposed planning controls and to identify
opportunities for enhancement or growth.
The Draft Plan 2036 prioritises preservation of large
commercial core zoned sites within St Leonards
Centre in order to ensure employment uses are
protected and long term jobs growth is supported.
The Draft Plan therefore promotes a need to deliver
commercial floorspace to meet the job targets
identified in the District Plan for St Leonards.
In line with this, given the subject site's location,
adjacent to St Leonards Station and along the Pacific
Highway, there is an opportunity to retain and increase
the amount of employment floorspace. Located within
a precinct of tall towers, there is potential to increase
building height to maximise commercial floorspace
without generating additional solar impact. The
following report addresses the unique opportunities
of the site as a commercial tower and demonstrates
impact of recommended planning controls.
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The proposed minor changes requested to the built
form controls are justified for the following reasons:
▪▪ Design testing has revealed that it is not possible
to achieve an FSR of 10:1 within the current
allowable maximum building height of 14 storeys
(49 metres). Therefore, in order for the strategy
to deliver the jobs growth modelled in the SGS
Report, the building height would need to increase.
▪▪ Our analysis confirms that from an urban context
perspective, the additional four storeys would not
create any adverse building scale relationship
outcomes. As is evident this section of the highway
contains buildings of various scales and thus the
proposed change would reinforce the existing
urban character in a positive way.
▪▪ In terms of amenity impacts, an 18 storey
development would not create any discernible
additional shadow impacts, as the immediately
surrounding buildings are much greater in scale.
Furthermore, the shadow does not fall on any
existing or planned public space.

Summary of Recommended Planning
Controls:
Draft Plan
Existing
2036
Controls
Controls

655-657 Pacific
Highway
Recommended
Controls

ZONING

B2

(no change)

(no change)

HOB

49m

14 storeys

18 storeys

(no change)

(73m)

FSR

-

10:1

11:1
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Figure 1 Proposed building envelope

Figure 2 Proposed building envelope in context
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2.0 DRAFT PLAN
2036
CHANDOS STREET

MITCHELL STREET

Overall, we support the vision and guiding principles of the Draft Plan
2036 as they seek to achieve a balanced growth outcome in the precinct,
cognisant of the need to maximise patronage of the new infrastructure
while respecting areas comprising important local character traits worthy
of retention.

ST LEONARDS

The subject site has great potential for redevelopment, as it is located
within the St Leonards Centre which the Draft Plan 2036 identifies as
being the greatest focus of development within the St Leonards and Crows
Nest Precinct.
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The key objectives identified within the Draft Plan 2036 that apply to our
site are:
▪▪ Increased height - New developments should be located between St
Leonards Station and Crows Nest Station along the Pacific Highway,
being considerate of overshadowing impacts and view loss.
▪▪ Increased commercial floorspace - St Leonards and Crows Nest will
be an employment hub, providing 16,500 additional jobs over the next
20 years to support a growing economy. The site has an opportunity
to increase commercial floorspace, due to its proximity to St Leonards
Train Station.
▪▪ Enhanced quality of streetscapes - New building design should
provide ground and upper level setbacks and awnings to achieve a
human scale at street level and an allow for easy, convenient and safe
pedestrian movement.
▪▪ Greener streets - new developments along the Pacific Highway
should be setback 3 metres and incorporate elements such as avenue
planting and below ground setbacks for deep soil planting.
▪▪ Ensure no additional overshadowing of public spaces.

ATCHISON STREET

HIGH DENSITY CENTRE
ACTIVE FRONTAGES
PEDESTRIAN LINK
IMPROVEMENTS
LOCATION OF TALL
BUILDINGS
ACTIVITY ANCHOR
ACTIVITY SPINE
GREEN LINKS
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Figure 3 Draft St Leonards and Crows Nest 2036 Vision
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INTERPRETATION OF PROPOSED
DEVELOPMENT CONTROLS

HEIGHT OF BUILDING

6

The Draft Plan 2036 recommends no change in controls in relation to
building height, which is 49m (14 storeys), for the subject site. The Draft
Plan, however, allows for a considerable uplift on neighbouring sites. New
building heights proposed range from 18 storeys south of the site, 50
storeys east of the site and 36 storeys north of the site.
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Currently, the site does not have an FSR control and the Draft Plan
proposes an FSR of 10:1. High-level preliminary testing has revealed that
an FSR of 10:1 is not possible within a 14-storey building envelope, and
would require greater height to achieve this floorspace.
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Figure 4 Proposed HOB in storeys
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Given the sites location at the core of St Leonards Centre, and in close
proximity to transport infrastructure, it is important that the planning
controls allow the site to reach its full development potential.

FLOOR SPACE RATIO

#

FSR

SIGNIFICANT SITES

SIGNIFICANT SITES

DRAFT PLAN 2036 PROPOSED
CHANGES

DRAFT PLAN 2036 NO CHANGE

SUBJECT TO PP SUPPORTED
BY COUNCIL
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3.0 SITE AND CONTEXT ANALYSIS
SITE CONTEXT

CHANDOS STREET

The subject site is centrally located within the core of
St Leonards Centre, adjacent to the existing railway
station entrance. Below are some key features of the
site location:
▪▪ The site is well serviced by public transport, being
located adjacent to St Leonards Train Station. St
Leonards is serviced by the T1 North Shore Line
service, and provides direct connections to:
–– Chatswood (5 mins)
–– North Sydney (6 mins)
–– Sydney CBD (14 mins)
–– Hornsby (35 mins)
▪▪ The site is also well serviced by road infrastructure
being located on Pacific Highway, which connects
directly north to Hornsby and south to Sydney
CBD.
▪▪ The site benefits from a large volume of foot
traffic along both Pacific Highway and Sergeants
Lane. Sergeants lane is a particularly well used
pedestrian connection as it links the train station to
Atchison Street.
▪▪ Located within the Pacific Highway Corridor, the
site is within an area designated to accommodate
most of the density uplift in the St Leonards Centre
Precinct.
▪▪ The site is conveniently located close to existing
education and health facilities which will be
attractive to future new workers and residents
on-site.

ST LEONARDS
STATION

CHRIST
IE STR
EE T

e
ATCHISON STREET

IC
PACIF

655-657 Pacific Highway St Leonards - Response to Draft Plan

AY
HIGHW

a

d

c

b

Figure 6 Site aerial plan
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a

View from Pacific Highway looking north-east

d

View from Atchison Street looking west

b

View from Pacific Highway looking west

c

e

View from Sergeants Lane looking east

View from Pacific Highway looking east

f

View from Sergeants Lane looking south
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EXISTING CONDITION

CURRENT DEVELOPMENT IN THE AREA
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APPROX. 7,700 SQM GFA

655 and 657 Pacific Highway each contain an office tower of 7 and 8
storeys respectively. The buildings were built in the 70s - 80s and have
been well maintained. The existing buildings have mixed-use active ground
floor uses, including an Anytime Fitness, the St Leonards Tavern, a small
coffee shop and a specialty retail store. Together they have approximately
7,700 sqm of commercial gross floor area, which results in an FSR of 5.5:1.
The existing buildings are built to boundary along all street frontages
(Pacific Highway, Christie Street and Sergeants Lane). Sergeants Lane
is an important pedestrian thoroughfare connecting Atchison Street
to St Leonards Station. The current foot path is particularly narrow
given its use, which results in pedestrians walking alongside cars in the
carriageway, which is clearly a safety risk. Future redevelopment of the
site should promote better and safer public domain outcomes.
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Figure 7 Indicative 3D view of major developments in the area
As illustrated in Figure 7-9, the CBD is characterised by a range of tower
heights. The subject site in comparison constitutes the lowest building
height (current and proposed) in the centre.
Given the emerging building scales in the centre, the recommended height
for the site is disproportionately low and overlooks the sites capability to
grow employment floorspace.
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The subject site consists of two separate lots - 655 and 657 Pacific
Highway, and has a total site area of 1,384 sqm.
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Figure 8 Indicative 3D view of major developments in the area
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Figure 9 Major developments in the area

1:2500 @ A3

Prepared by Urbis for Lederer Group & Taverns Pty Ltd

9

SITE OPPORTUNITIES

CHANDOS STREET

ST LEONARDS

2

Increase commercial uses - due to the site's location in the
heart of St Leonard's commercial core, and located along Pacific
Highway, there is an opportunity to increase commercial uses.

3

Improve activity on the ground floor - as the site is located
on the intersection of the activity spine that is Atchison Street
and the activity area that is the entrance to St Leonards Station,
there is an opportunity to improve the activity offering including
a mix of retail, restaurants and services.

4

5
6

7

Prioritise pedestrian traffic - the site is located between two
key activity areas - Atchison Street and St Leonards Station.
Sergeants Lane connects these two important destinations,
and receives heavy foot traffic. The current buildings are built
to boundary along Sergeants Lane, resulting in pedestrians
walking on the carriageway, which creates a safety risk. There is
an opportunity to redevelop the site and provide street setbacks
that prioritise and enhance the pedestrian experience specifically
along Sergeants Lane, but also along Pacific Highway.

TREET

1

Increase height - the proximity of the site to St Leonards Station
means that the site could absorb height so that St Leonards is
read as the predominant centre and to reinforce its commercial
role.

CHRISTIE
STREET
RESERVE

IE S
CHRIST

Based on the Draft Plan 2036, as well as the St Leonards and Crows Nest
2036 Urban Design Study prepared by SJB, the following opportunities for
the site are identified:
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Improve pedestrian experience along Pacific Highway - there
is an opportunity to provide an enhanced pedestrian experience
along Pacific Highway without compromising its transport
function, including widened footpaths and articulated frontages.

ACTIVE STREETS

AY
HIGHW
PACIFIC

ACTIVITY AREA GATEWAY
ENHANCED PEDESTRIAN
EXPERIENCE

Deliver high quality buildings - there is an opportunity to
redevelop the site to deliver high quality architecture with facade
articulation which provides visual interest to the streetscape.

ACTIVATION ALONG EAT
STREET
STATION ENTRIES

Upgrade office buildings - the current two buildings on site
are B-graded commercial offices. The Forum (to the west of
the site) is currently an A-graded commercial building, and all
future commercial offices will be of a high standard. There is an
opportunity to redevelop the site to provide the highest quality
commercial offering, and further reinforce St Leonards as a
commercial centre.

OPEN SPACE
IMPROVED PEDESTRIAN
EXPERIENCE
POTENTIAL COMMERCIAL
BUILDING

Figure 10

Recommendations for site
1:1,000 @ A3
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4.0 THE OPPORTUNITY
As there are no street setbacks or podium heights identified for our site
in the Draft Plan, we have adopted the following guidelines based on
neighbouring properties:
▪▪ a 3m setback to Pacific Highway;
▪▪ a 3m reverse setback to Sergeants Lane; and
▪▪ a 5 storey street wall height.
This building envelope also takes into consideration its surrounding
context, i.e. ensuring that appropriate building separation is provided to
the proposed residential units at 100 Christie Street.

Principles:
The various building envelopes investigated were informed from the
following key principles:
1. Overshadowing – comply with Draft Plan 2036 solar protection
requirements for public open space as well as ensure solar access
compliance as per the ADG is achieved with respect to neighbouring
residential properties.
2. View sharing – built form must consider view sharing with
neighbouring development cognisant of what would be considered
reasonable expectations within a CBD context.
3. Height compatibility and transition – Built form must take into
account the consideration of building heights of surrounding buildings
both existing and future proposed.
4. Public domain – future building envelopes must ensure the desired
public domain outcomes can be delivered.
5. Economic feasibility – the building envelopes need to incentivise
redevelopment to deliver the desired employment growth.

14 STOREYS
(Draft Plan 2036 proposed max building height)
A 14-storey option (as outlined in the Draft Plan 2036 as the maximum
building height) creates a significant shortfall in FSR - the yield of 8.75:1
being well short of the identified 10:1.
The impacts of this building envelope are also extremely minimal, being:
▪▪ a slight overshadowing of residential development 25 Marshall Avenue
(Embassy Residences) at 9am on 21st June (see figure Figure 11);
▪▪ no overshadowing of any residential development between the hours of
10am - 3pm on 21st June;
▪▪ slight overshadowing of Marshall Lane at 9am on 21st of June (see
figure Figure 12); and
▪▪ no overshadowing of any streets or public open spaces between the
hours of 10am-3pm on the 21st of June.

12,117 SQM GFA
14 storeys

To understand the opportunity of the site, a series of urban design studies
were undertaken. These focused on the development potential on the site
whilst ensuring no additional impacts (e.g. solar and visual impacts).

A 14-storey development does not achieve the FSR that is identified in
the Draft Plan 2036. Additionally, the envelope has negligible impacts to
surrounding buildings and public domain.
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Figure 11
View from the sun shadow
study at 9am on June 21st
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LEGEND:

Figure 12
Shadow study on streets
and public open spaces at 9am on
June 21st
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13,7172 SQM GFA
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Applying the recommended setback controls, with 2 additional storeys
(a total of 16 levels) creates an envelope with an FSR of 10:1 which is the
recommended yield.
Based on the SGS report economic feasibility testing, sites planned to
retain B3 zoning are unlikely to become feasible for development in the
next 10-20 years. Based on the current value of the subject site, the
redevelopment to create a 16 storey development would not incentivise
development in the next 20 years.
As a main objective of the Draft Plan 2036 is increased commercial floor
space, there is an opportunity to increase the building height.
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Applying the recommended setback controls, with 4 additional storeys (a
total of 18 levels) creates an envelope with an FSR of 11:1.

Applying the recommended setback controls, with 6 additional storeys (a
total of 20 storeys) would yield a 12.51:1 FSR outcome.

This option is preferred as it best meets the key principles. In summary:
▪▪ It satisfies the overshadowing parameters – as outlined on pages 1619.
▪▪ It meets an acceptable view sharing outcome having particular regard
to proposed 100 Christie Street and residents of the Forum.
▪▪ It achieves a more compatible building height of highway fronting
commercial buildings located in St Leonards Centre.
▪▪ The envelope accounts for the setback requirements to ensure the
public domain outcomes can be achieved.
▪▪ The scale of the project would more realistically incentivise
redevelopment of the site in the next 10 years.

Whilst this option would further strengthen the development feasibility, it
was not supported owing to the following:
▪▪ Constitutes a significant change from the current recommended built
form controls.
▪▪ It would begin to create view sharing impacts .
LEGEND:
PODIUM
TOWER
ADDITIONAL STOREYS
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5.0 IMPACTS STUDY

1

COMPLIANT (14 STOREYS)

VISUAL CHANGE ANALYSIS
A visual change analysis for both the 14-storey
compliant built form and the 18-storey proposed built
form was considered in the context of the future St
Leonards Core.
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Atchison Street has high pedestrian traffic as
a major thoroughfare connecting to and from
the train station. Similar to the view above, 18
storeys offers a more appropriately scaled
landmark to delineate the train station entry.

SUBJECT SITE

CHRIST

2

When standing on Pacific Highway looking
north west, the view terminates on the
subject site as the road bends. Located
on a prominent corner site, an 18-storey
building therefore creates an appropriately
scaled landmark that delineates the train
station entry. A compliant 14-storey building
however, offers little significance to an
important vista and key corner site.

LEGEND:

3

The view along Christie Street looking north
is largely dominated by the future residential
tower at 100 Christie Street (at 36 storeys).
The proposed building envelope from 14 to 18
storeys has minimal visual impact and does
not impede on views to the sky.
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PROPOSED (18 STOREYS)

1

The majority of proposed building height
and density is located on the eastern side of
St Leonards Station along Pacific Highway.
When standing on Pacific Highway looking
east, an 18-storey building creates a
complimentary transition between the Forum
(sitting at 39 storeys) and the towers behind
it. Meanwhile, a compliant 14-storey building
looks dwarfed by neighbouring towers.
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Figure 13
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Visual change key plan

Figure 14

Key views of compliant and proposed built form in the
context of future built form

2

VIEW LOOKING NORTH WEST ALONG
PACIFIC HIGHWAY

3

VIEW LOOKING WEST ALONG
ATCHISON STREET

4

VIEW LOOKING NORTH ALONG
CHRISTIE STREET
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SHADOW IMPACT ON RESIDENTIAL
A shadow study was carried out to understand the impacts of a
14-storey versus 18-storey building envelope on surrounding residential
developments.
The proposed 18-storey development casts very minor shadows onto
neighbouring buildings, and only affects two residential buildings at 9am
within the Embassy Residences (at 25 Marshall Avenue). The impact is
highlighted in figure 15 and shows overshadowing to 4 storeys of the
Embassy from a 14-storey building envelope, and overshadowing to
an additional 5 storeys from an 18-storey building envelope. However,
this impacted frontage at the Embassy will still be able to achieve the
minimum 3 hours of direct solar access in the afternoon, as required by
the Apartment Design Guideline.
From 10am onwards, both 14 and 18 storey developments will not cast
shadows to surrounding residential buildings.
Between 10am and 1pm and at 3pm, the proposal only overshadows
commercial buildings, and at 2pm the proposal does not overshadow any
neighbouring building.

LEGEND:
RESIDENTIAL DEVELOPMENTS
14 STOREY ENVELOPE
ADDITIONAL SHADOW
IMPACTS ON RESIDENTIAL AT
14 STOREYS
18 STOREY ENVELOPE
ADDITIONAL SHADOW
IMPACTS ON RESIDENTIAL AT
18 STOREYS

9am

12pm
Figure 15
16

1pm
Shadow impacts on neighbouring residential developments - 21st June between the hours of 9am and 3pm
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11am

2pm

3pm
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SHADOW IMPACT ON PUBLIC OPEN
SPACE
ATCHISON STREET

As the subject site is surrounded by a cluster of taller buildings, it creates
minimal additional shadowing. Importantly, the proposed 18-storey
building envelope does not overshadow any existing or proposed open
spaces or key public spaces at any time of day.
Between 10am to 3pm, the proposal does not create any additional
overshadowing to the surrounding public domain. However at 9am, the
proposed building envelope casts a very minor shadow onto Marshall Lane
(highlighted in red in figure 16).
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Shadow impacts on public open space - 21st June between the hours of 9am and 3pm
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6.0 RECOMMENDATIONS
PROPOSED AMENDMENTS
A series of urban design studies were undertaken to test
various building envelopes on site and evaluate respective
alignment with the Principles and Objectives of the Draft
Plan 2036.
The outcome of this testing has revealed that an 18 storey
building with 11:1 FSR represents a contextually more
appropriate building scale for the site. Furthermore, the
proposal will have minimal environmental impacts in terms
of view sharing and overshadowing.

73m

m
40

Based on the urban design testing, we request that the
Draft Plan 2036 be amended as follows:

73m

26m

14 storeys

14 storeys

655-657 Pacific Highway Draft Plan 2036
Recommended Controls Controls

FSR

B2 (no change)

18 storeys

14 storeys

(73m)

(no change)

11:1

10:1

▪▪

Setbacks

▪▪

3 metre setback to
Pacific Highway
Reverse podium to
Sergeants Lane (3
metre setback to
ground floor podium)

6m

5 storey street
wall height
3m

Setback to Pacific
Highway

Not specified
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Figure 17
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Proposed envelope from Pacific Highway

Figure 18

Setback to ensure
sunlight to 100
Christie Street (18m
habitable to nonhabitable)

Proposed envelope from Sergeants Lane

RECOMMENDED DEVELOPMENT CONTROLS
LEGEND:

LEGEND:

SUBJECT SITE
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LOWEST BUILDING HEIGHT
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#
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11

16

Figure 19

LOWEST FSR

6.5

29

HIGHEST FSR

NO. OF STOREYS
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18

26
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BY COUNCIL

50

18
9

8
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8
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Figure 20

Proposed FSR
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JUSTIFICATION OF THE RECOMMENDED CONTROLS
The proposed amendments to the
recommended built form controls are justified
on the following grounds.

1. A Contextually Appropriate Built
Form
•

•

The site is located within the centre core where
density is planned to be focused. Another key
objective of the Draft Plan is to encourage
commercial development. This site is one of only a
few commercial-only sites and thus the Department
should make all efforts to encourage new
commercial development.

•

As illustrated earlier, the 14 storey building height,
as currently recommend in the Draft Plan 2036,
would appear out of context with the scale of either
existing, planned or future building forms that range
from 18 to 50 storeys.

•
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The proposal complies with the Built Form
Objectives of Draft Plan 2036 (this is explained
further in Section 7.0 Alignment to the Draft Plan)

Proposed building heights under the Draft Plan
suggests a varied and distinct skyline, without
a clear overall height strategy or rationale. The
proposal sits within a cluster of tall buildings,
and our proposed 18 storey building height would
provide a complimentary transition of building
height down from:
–– 39 storeys from The Forum to the west
–– 36 storeys from 100 Christie Street to the north;
and
–– 50 storeys from 617-621 Pacific Highway to the
east

2. The Proposal Facilitates Jobs Growth 3. The Proposal Delivers the Desired
Place Making Outcomes
• The proposal complies with the Land Use
Objectives of Draft Plan 2036 (this is explained
further in Section 7.0 Alignment to the Draft Plan)

•

The proposed 18 storey building concept will in
effect deliver a further 3,944sqm from the tested
building envelope compared to current proposed
built form controls (at 14 storeys). This translates
into a conservative further 219 jobs potential
(applying the SGS rate of 18sqm per job) on site.
This proposal will help satisfy the primary land use
objective to strive for the ‘high’ jobs growth target of
63,500 in the District Plan.

•

Furthermore, the proposal also satisfies the
objective to retain land for commercial core office
uses on a site highly suited for commercial office
space growth.

•

Located within a precinct of tall towers, the site
has unique opportunity to increase commercial
floorspace (through increased building height)
within the existing shadow of large residential
buildings. As a commercial building it does not
require direct sunlight, and the proposed 18
storeys does not generate any additional shadow to
surrounding context.

▪▪

▪▪

▪▪

The proposal complies with the Place, Landscape
and Movement Objectives of Draft Plan 2036 (this
is explained further in Section 7.0 Alignment to the
Draft Plan)
The site is a key site at the core of St Leonards
Centre, given its prominent corner location and
alignment on a major pedestrian link to and from
the station. Thus, its future development is critical
to ensuring broader place making outcomes for the
centre are realised.
The proposed envelope study has confirmed that the
site has the potential to deliver a number of the key
desired public domain outcomes, specifically:
–– 3m Pacific Highway setback to enable a new
street tree canopy to establish
–– Reverse podium setback to Sergeants Lane
to facilitate activation opportunities and safer
pedestrian movement to and from the rail station
entry.
–– A continuance of the 5 storey street wall height
datum (from the east) to reinforce the human
scale of the development at street level.
–– Opportunity to consider, through redevelopment,
vehicular site access and further pedestrian
safety improvements.

617-621 Pacific Highway
(50 storeys)

100 Christie Street
(36 storeys)

Future Metro
Development

The Forum
(39 storeys)

PAC
IFIC

HIG
HW
AY

CHRISTIE STREET

Figure 21

LEGEND:
SUBJECT SITE (18
STOREYS)
BUILT/UNDER
CONSTRUCTION
UNDER ASSESSMENT
CURRENT PLANNING
PROPOSALS

Proposed envelope in future context of St Leonards
Prepared by Urbis for Lederer Group & Taverns Pty Ltd
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7.0 ALIGNMENT TO THE DRAFT PLAN
The following section summarises how the
proposed development controls are consistent
with and supportive of the Guiding Design
Principles and Objectives of the Draft Plan 2036.

BUILT FORM
Draft Plan 2036 Objective /
Local Character Statement
Principle

24

LAND USE
655-657 Pacific Highway
Response

1

Concentrate taller buildings
and higher densities around
St Leonards Core and along
the Pacific Highway.

To arrive at 18 storeys we tested a
range of building heights to ensure that
an appropriate height and density is
achieved while having minimal impact
on surrounding context. The proposed
height remains as one of the lower
heights in the St Leonards Centre
cluster.

2

Provide building setbacks
and podiums where possible
to create a more human
scale at street level.

A street wall height of 5 storeys is
proposed, which is in keeping with
neighbouring developments and
promotes a more human scale at street
level.

3

Provide gradual sensitive
height transitions from highrise to low-rise areas and
minimise overshadowing of
public open space.

Our proposed 18 storey building
height would provide a complimentary
transition of building height down from
immediate neighbours:
•

39 storeys from The Forum

•

36 storeys from 100 Christie
Street; and

•

50 storeys from 617-621 Pacific
Highway.

Draft Plan 2036 Objective /
Local Character Statement
Principle

1

Protect the diverse range of
employment opportunities
available in the area and
allow for a better mix of
office spaces for different
business sizes and types.

PLACE
655-657 Pacific Highway
Response
The site maintains commercial zoning,
and boosts employment growth in the
area in line with job targets from the
District Plan.

Draft Plan 2036 Objective / Local
Character Statement Principle
New development in St Leonards
should incorporate street level
improvements such as wide
footpaths, street trees and
active uses for a more energetic
atmosphere.

The proposed envelope includes
a 3 metre setback along Pacific
Highway, and reverse podium
setback (3 metre setback at
ground level) along Sergeants
Lane. This is done to ensure
enough room for street trees,
street furniture and pedestrians.
In particular, on Sergeants
Lane this facilitates activation
opportunities and safer
pedestrian movement to and
from the rail station entry.

2

Protect access to sunlight where
possible, especially for open
spaces and important parts of the
public domain.

The proposed envelope does not
overshadow any open spaces or
key spaces in the public realm
(see Section 7.0 for impacts).

3

Ensure busy pedestrian routes to
and from key destinations offer
passive surveillance to promote a
feeling of safety.

Busy pedestrian routes (along
Sergeants Lane and Pacific
Highway) will be fronted by
active uses on the ground floor
to offer surveillance and to
promote a feeling of safety.

1

The proposed 18 storeys will in effect
deliver a further 3,944sqm compared
to current proposed built form controls
(at 14 storeys). This translates into
a conservative 219 additional jobs
potential (applying the SGS rate of
18sqm per job) on site.

SENSITIVELY TRANSITIONS

FACILITATES JOBS GROWTH

IMPROVES PUBLIC DOMAIN

TRANSITIONS IN HEIGHT AND
SCALE TO SURROUNDING
CONTEXT AND RESPONDS TO
PUBLIC DOMAIN OUTCOMES

WITH APPROXIMATELY
25% MORE COMMERCIAL
FLOORSPACE, AND
POTENTIALLY 219+ JOBS

GROUND LEVEL SETBACKS
ENABLE STREETSCAPE
IMPROVEMENTS, ACTIVATION
OPPORTUNITIES AND SAFER
PEDESTRIAN MOVEMENT.

655-657 Pacific Highway St Leonards - Response to Draft Plan

655-657 Pacific Highway
Response

LANDSCAPE

MOVEMENT

Draft Plan 2036 Objective / Local
Character Statement Principle

655-657 Pacific Highway
Response

New development along Pacific
Highway should be setback 3
metres and incorporate elements
such as avenue planting, below
ground setbacks for deep soil
planting.

A 3m setback along Pacific
Highway provides adequate
space for street tree planting.
This therefore improves the
tree canopy along a particularly
significant road and increases
the sense of connection to the
natural environment.

Design new development to fit in
with the varied topography of the
area.

An increased building height of
18 storeys, from 14 storeys, is
in keeping with the immediate
height and scale of Pacific
Highway. Taller buildings are
strategically concentrated along
Pacific Highway as it is a major
movement corridor on a natural
ridge line.

1
2

CONCLUSION

Draft Plan 2036 Objective / Local
Character Statement Principle

1

Deliver connectivity improvements
to and around St Leonards and
Crows Nest Stations to make it
easier to travel to schools, work,
shops and meet up with friends both
within the area and further afield.

GREENING STREETS

PEDESTRIAN SAFETY

STREET TREE PLANTING
ALONG THE PACIFIC HIGHWAY
RIDGE LINE, INCREASES A
SENSE OF CONNECTION TO THE
NATURAL ENVIRONMENT

PROMOTES EASY, SAFE AND
COMFORTABLE PEDESTRIAN
MOVEMENT WITHIN THE LOCAL
AREA

655-657 Pacific Highway
Response
The proposed envelope
incorporates a reverse podium
setback to Sergeants Lane to
facilitate activation opportunities
and safer pedestrian movement
to and from the rail station entry.

In summary, the recommended development
controls will provide genuine incentive for
the landowners to make future investment
decisions to redevelop the site and increase
the commercial office floorspace.
The Department of Planning should make
all reasonable efforts to facilitate the future
redevelopment of the site not only to drive
employment growth but to also enable the
delivery of public domain and pedestrian
safety and amenity improvements that are
in critical need in this congested part of the
centre.
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