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EXECUTIVE SUMMARY
This submission has been prepared on behalf of Christie Street Property Trust (CSPT), the owner of the site
located at 29-57 Christie Street, St Leonards (the site). The purpose of this submission is to provide
feedback to the Department of Planning and Environment (DPE) in response to the St Leonards Crows Nest
Draft Planning Package also known as the Land Use Infrastructure Implementation Plan (LUIIP) that is
currently on public exhibition.
The site has a total area of 8,191sqm and is situated within approximately 400m from the St Leonards
Railway Station and 150m from the future Crows Nest Metro Station. It presents a unique opportunity to
redevelop a large strategically located parcel of land to reach its highest and best use and enable the
creation of a through-site link connecting St Leonards Station and the Crows Nest Metro.
However, the LUIIP fails to deliver this type of outcome, and ultimately overlooks the site’s potential and its
unique ability to provide broader public benefits. In response to this, an urban design analysis has been
undertaken which has identified an alternative building envelope that properly recognises the site’s potential
given its context and having regard to the LUIIP’s stated objectives. The building envelope provides an
economically viable outcome for the site, whilst delivering a range of public benefits. The building envelope is
comprised of three tower + podium forms with a floor space ratio (FSR) of 9.3:1 and building heights of 24
storeys, 16 storeys and 8 storeys.
The proposed building envelope has been created to reflect the site’s large land size, single ownership and
strategic location within the heart of the St Leonards Core. The proposed building envelope demonstrates
that that site can deliver:
•

a high-density building envelope capable of providing A-grade commercial office floor plates;

•

a built form that transitions from the surrounding high-rise developments along the Pacific Highway to the
low density residential areas to the south;

•

a built form that does not adversely impact the neighbouring developments;

•

a development that is suitable for multiple land uses so as to activate the precinct;

•

additional public open space within the St Leonards Core;

•

opportunities for landscaped setbacks and ‘greening’ of the local street network; and

•

a through-site link to enable greater access and permeability throughout the precinct.

None of these benefits would be achievable if the current LUIIP actions for the site are adopted. CSPT
supports the overall vision of the DPE to provide holistic guidance for the renewal of the St Leonards and
Crows Nest Precinct. However, it does not support the draft planning control changes proposed under the St
Leonards Crows Nest Draft 2036 Plan for the site in respect to building height and floor space ratio (FSR).
This is because the draft controls do little more than retain the status quo on the site, which means the
planning benefits described above will not be able to be realised and there is no incentive to renew the site.
The proposed building envelope presented in this submission harnesses the unique opportunity of the site to
upgrade an already productive site and redevelop in a manner more consistent with the site’s environmental
potential. The LUIIP overlooks the site as an opportunity to facilitate the delivery of a range of public benefits,
which are clearly deficient in this part of the Lane Cove local government area (LGA). The proposed building
envelope enables the delivery of these public benefits.
The site is a key landholding within the St Leonards Core that requires further planning as part of the future
of the centre. This large, highly accessible site in single ownership, provides an opportunity to create a
commercial hub adjacent to residential, commercial, hospital and open space areas. CSPT requests that the
DPE reconsider the site’s suitability for a greater floor space ratio and increased building height
commensurate with the alternative building envelope.

2 INTRODUCTION

URBIS
P3083_ST LEONARDS CROWS NEST SUBMISSION

1.

INTRODUCTION

This submission has been prepared by Urbis on behalf of Christie Street Property Trust (CSPT), owner of
29-57 Christie Street, St Leonards (the site), and is submitted to the Department of Planning & Environment
(DPE) in response to the St Leonards Crows Nest Draft Planning Package or Land Use Infrastructure
Implementation Plan (LUIIP), currently on public exhibition.
The site is the largest land holding in the St Leonards Core and is located within close proximity of both the
St Leonards Railway Station and future Crows Nest Metro.
The Draft Planning Package is timely and welcome. The opening of Sydney Metro (Stage 2: City &
Southwest) in 2024 will be a catalyst for St Leonards Crows Nest Precinct to evolve from a local centre into a
higher density strategic centre supporting significant employment growth, dwellings and a greater diversity of
land uses. CSPT is supportive of the overall guiding design principles established as part of the Draft
Planning Package but is concerned that the proposed planning changes envisioned for the site do not
accord with the objectives set out in the St Leonards and Crows Nest 2036 Draft Plan (Draft 2036 Plan).
The following built form controls that apply to the site, are of concern:
•

Proposed building heights (storeys);

•

Proposed density (floor space ratio); and

•

Built form.

The Draft 2036 Plan overlooks the site’s potential to deliver a number of key actions that underpin the plan’s
five ‘guiding design principles’ that reflect the local community aspirations for the precinct. This submission to
the DPE provides:
•

An overview of the site, its context, current condition and strategic development potential;

•

A summary of the actions and controls proposed under the St Leonards and Crows Nest Draft 2036
Plan; and

•

A potential scheme for the redevelopment of the site, demonstrating opportunities with an alternative
built form to achieve the guiding design principles by providing accessibility, open space and greater
uplift.

This submission aims to provide the DPE with insight and perspective to inform the progression of the Draft
Planning Package and should be read in conjunction with the attached Urban Design Study prepared by
Fitzpatrick + Partners (Appendix A).
CSPT requests the DPE reconsider the potential for the site to accommodate a built form with greater
building height and floor space ratio (FSR) so as to enable the delivery of a number of community and social
benefits to the overall precinct. The following submission demonstrates how the site can better respond to
the guiding design principles and the community aspirations for the precinct. Thus, ensuring a better
planning and community outcome than would otherwise be achievable.
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2.

CONTEXT

2.1.

THE SITE

The site is located within the Lane Cove LGA, in the southern portion of the St Leonards Core and has a
legal description of Lot 1 in DP 773862. The site has a total area of 8,191sqm, and frontage to Nicholson
Street to the east, Oxley Street to the south and the Christie Street Reserve to the west. The site is the
largest single land holding located within the precinct.
Current site improvements are a seven-storey A-grade office building with on-site parking for 285 vehicles,
and two-storey building containing a pool, gym and childcare facilities.
The site is strategically located in the southern portion of the St Leonards Core, approximately 400m from
the St Leonards railway station and 150m from the future Crows Nest Metro Station. The surrounding land
uses have a strong employment focus, with the nearby North Shore Hospital and TAFE Campus and high
density developments proposed along the Pacific Highway. Figure 1 below shows an aerial image of the site
in context. Figure 2 depicts the extent of the St Leonards and Crows Nest Precinct, which includes the
suburbs of St Leonards, Greenwich, Naremburn, Wollstonecraft, Crows Nest and Artarmon.
Figure 3 overleaf depicts the surrounding developments under construction and the lack of publicly
accessible open space areas in the St Leonards Core.
Figure 1 – Aerial Photograph, Site Outlined in Red.

Source: Urbis
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Figure 2 – Map of St Leonards Crows Nest Precinct

Source: NSW DPE
Figure 3 – Surrounding Development

Source: Urbis
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2.2.

SURROUNDING DEVELOPMENT

A number of development applications (DA) and planning proposals have been submitted or approved for
large developments within close proximity to the site. Many of which, are currently under construction and
have been considered in the preparation of the St Leonards and Crows Nest Draft Planning Package. Table
1 provides details on the recent development activity surrounding the site. Refer to Figure 3 for a Location
Plan that depicts the surrounding developments in relation to the subject site.
Table 1 – Surrounding Development

Site Address

Development

Building Height

2-4 Atchison Street

DA consent: Mixed use building

17 storeys

6-16 Atchison Street

Mixed use building - constructed

34 storeys

18-20 Atchison Street

DA consent: Mixed use building

16 storeys

22 -24 Atchison Street

DA consent: Mixed use building

16 storeys

472-494, Pacific Highway

Mirvac - DA consent: Mixed use building, under
construction

36 and 28 storeys (2
towers)

500, 504-520 Pacific
Highway

New Hope VIMG - DA consent: Mixed use building,
under construction

43 storeys

601 Pacific Highway

Stockland - Planning Proposal

38 and 56 storeys (2
towers)

617-621 Pacific Highway

Planning Proposal: Gazettal of LEP amendments
imminent for mixed use building

50 storeys

1-13A Marshall Street

DA consent: Residential flat building, under
construction

29 storeys

7-11 Albany Street

DA consent: Mixed use building

13 storeys

100 Christie Street

DA consent: Conversion of existing office building to
residential apartments

11 storeys (adaptive
reuse of existing
structure)

Note: A Planning Proposal has been lodged seeking
residential tower of 36 storeys, awaiting Council
(36 storeys)
resolution.
82-90 Christie Street,
546-564 Pacific Highway +

JQZ - DA consent: Towers 1+2 (residential) and
Tower 3 (commercial)

Tower 2 – 28 storeys
Tower 3 – 16 storeys

71-70 Lithgow Street
Crows Nest OSD

Tower 1 – 49 storeys

TfNSW - Over station development

Building A - 27 storeys
Building B - 17 storeys
Building C - 8 storeys

23, 25, 27-29, 31, 33-35
Atchison Street

Planning Proposal for mixed-use residential building
(lodged January 2018). Rezoning review May 2018.

16 storeys

50-56 Atchison Street

Planning Proposal for mixed-use residential building

15 storeys
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2.3.

EXISTING PLANNING CONTEXT

2.3.1. Lane Cove Local Environmental Plan 2009
The Lane Cove Local Environmental Plan 2009 (LCLEP 2009) is the relevant environmental planning
instrument applying to the site. The key controls and associated mapping that apply to the site are
summarised below. The following maps also depict the surrounding local government areas (LGA):
Table 2 – Existing Planning Controls Summary

Provision

LEP Map

Zoning –
B3 Commercial Core

Building Height –
25m
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Provision

LEP Map

Floor Space Ratio –
4.5:1

Heritage – N/A
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3.

STRATEGIC POTENTIAL

3.1.

GREATER SYDNEY COMMISSION - NORTH DISTRICT PLAN

The North District Plan identifies St Leonards as being both a ‘Strategic Centre’ (located within the Eastern
Economic Corridor) and a ‘Health and Education Precinct’. The ten directions that guide all of the District
Plans for Greater Sydney are underpinned by planning priorities. Some of which apply directly to the site and
the surrounding developments along the Pacific Highway:
•

N8 Eastern Economic Corridor is better connected and more competitive

•

N9 Growing and investing in health and education precincts

The North District Plan recognises St Leonards as a ‘planned precinct’ and sets out specific key actions for
the precinct. These include the following:
•

leverage the new Sydney Metro Station at Crows Nest to deliver additional employment capacity

•

grow jobs in the centre

•

reduce the impact of vehicle movements on pedestrian and cyclist accessibility

•

deliver new high quality open space, upgrade public areas, and establish collaborative place-making
initiatives

•

promote synergies between the Royal North Shore Hospital and other health and education-related
activities, in partnership with NSW Health

In addition, the North District Plan sets a series of targets to meet for the precinct by 2036:
•

baseline target of 54,000 jobs;

•

high level target of 63,500 jobs; and

•

deliver additional employment and residential capacity by leveraging off of the new Crows Nest Metro
station.

The site has the potential to fulfil each of the abovementioned actions for the precinct, due to close proximity
to transport nodes, land size and ownership and existing adjoining public open space.

3.2.

CROWS NEST INTEGRATED STATION DEVELOPMENT

The site is located approximately 150m west of the future Crows Nest Integrated Station Development (ISD).
The new metro station is set to be built underground with integrated station developments proposed above.
The addition of the Crows Nest Metro station reinforces the St Leonards Core as a commercial and mixed
use centre for the precinct. The new metro will also redefine how people use and move through the area
between the stations.
The site is located between the two stations and has the strategic potential to provide increased connectivity,
facilitating pedestrian movement and accessibility throughout the precinct. The size and shape of the site
also provides greater opportunities for activation and enhancement of the public domain, specifically along
key pedestrian links such as Christie Street and Oxley Street.
Figures 4 and 5 overleaf demonstrate the site’s location proximate to the stations and how it can provide
alternative pedestrian movements through the St Leonards Core. The site has the potential to offer a
pedestrian friendly route between the stations that would reduce both walking distances and time.
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Figure 4 – Walking Travel Times

Source: Fitzpatrick + Partners
Figure 5 – Proximity to Stations

Source: Fitzpatrick + Partners

3.2.1. Crows Nest Metro Site Rezoning
Concurrently on exhibition with the Draft Planning Package is the Rezoning Proposal (Proposal) for the
Crows Nest Metro sites. The proposal seeks to amend the North Sydney LEP 2013 to enable the
redevelopment of the land acquired for the Crows Nest ISD. The proposed changes to the planning controls
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are to facilitate opportunities for transit-oriented developments (TOD) on the Metro Station site. The
proposed planning amendments include:
Table 3 – Rezoning Proposal for Crows Nest Metro Site

Control

Existing

Proposed

Building Height

Block A and C – 20m

Block A – 27 storeys (RL 183)

Block B – 10m

Block B – 17 storeys (RL 155)
Block C – 8 storeys (RL 127)

FSR

N/A

Block A – 12:1
Block B – 8:1
Block C – 4:1

Non-Residential FSR

Block A – 1.5:1

Block A – 3:1

Blocks B and C – 0.5:1

Blocks B and C – 2:1

The Proposal demonstrates the significant uplift anticipated for the precinct, with future further development
concentrated around the future metro station as a TOD. The proposal establishes a precedent to what is
anticipated in the area in terms of built form, density and uplift.
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4.

DRAFT ST LEONARDS AND CROWS NEST 2036 PLAN

4.1.

VISION AND DESIGN PRINCIPLES

The Draft 2036 Plan exhibited by the DPE provides a vision and proposed changes for the precinct. The
Draft 2036 Plan envisions that the St Leonards Core will be revitalised through a balance of commercial and
residential development, safe and active streets, pedestrian friendly environments, and tree-lined streets.
The crucial factor of the Draft Plan is that it has been shaped by the five key design principles and seeks to
respond directly to the community feedback to align with the draft Local Character Statement principles. The
five guiding design principles are:
•

PLACE – a vibrant community and a place that protect its past;

•

LANDSCAPE – a greener place;

•

BUILT FORM – a well-designed space;

•

LAND USE – an employment hub and a home for people of all ages; and

•

MOVEMENT – an accessible place.

Figure 6 depicts the community aspirations for the precinct which are further explored in the Draft Local
Character Statement. The aspirations shown below and listed above have informed the vision of the 2036
Plan and are the key drivers in the future development of the precinct.
Figure 6 – Local Character Wheel

Source: NSW DPE
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4.2.

DRAFT 2036 PLAN – PROPOSAL FOR THE SITE

Figure 7 depicts the built form proposed for the site as per the controls proposed under the Draft 2036 Plan.
The Draft 2036 Plan proposes the following built form controls for the site:
•

Building heights of 15 storeys, 9 storeys and 4 storeys; and

•

FSR of 5:1.

Figure 7 – Draft 2036 Plan Envelope

Source: Fitzpatrick + Partners
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5.

THE PROPOSED CONCEPT

To understand the site’s capability, Fitzpatrick + Partners have undertaken an urban design study to examine
the opportunities for the site and realise the optimum built form that best responds to the surrounding
context.
The study has applied the five guiding principles to determine the optimum building envelope which best
achieves those guiding principles. As part of the analysis, Fitzpatrick + Partners prepared a series of concept
options for the site prior to resolving the concept detailed in this submission.
Key aspects of the proposed concept are detailed below.

5.1.1. Built Form
The built form depicted in the Figure 8 below depicts two building envelopes, setback from the street, sited
adjacent to an expanded public open space area and separated by a pedestrian through site link. The
building envelopes are comprised of:
•

A 24-storey tower and podium on the northern portion of the site; and

•

A stepped tower and podium with a height of 16-storeys and 8-storeys.

The building envelopes are stepped to reflect the transition in building height between the high-rise
developments fronting the highway down towards the lower density residential to the south.
Figure 8 demonstrates a seamless transition in building height between the site and its surrounding context.
It depicts the natural progression down the hill and shows how the built form can fit within taller buildings
along the highway. The concept utilises the site’s land size and northerly orientation to create a better
transition from the surrounding high rise developments fronting the Pacific Highway, down to the low density
residential areas.
Figure 8 – Proposed Site Plan

Source: Fitzpatrick + Partners
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Figure 9 – Height Transition Diagram

Source: Fitzpatrick + Partners

Figure 10 indicates the significant uplift proposed along the highway, in the form of towers reaching building
heights of up to 49 storeys.
Figure 10 – Surrounding Building Heights

Source: Urbis
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The proposed concept indicates that the site is able to accommodate a building envelope with an FSR of up
to 9.3:1. Increased setbacks along Nicholson and Oxley Streets will provide greater amenity along street
frontages and accommodate enhanced landscaping of the public domain. It is envisioned that this will also
lead to the implementation of tree lined streets, which would not otherwise be achievable.
Figure 11 – 3D View, South East

Source: Fitzpatrick + Partners

5.1.2. Site Activation
Due to the large site area, the site has the ability to provide A-grade commercial office floor plates. The
proposed concept demonstrates that it can deliver:
•

An appropriate mix of employment generating floor space, contributing to the North District Plan’s job
target for the precinct. The concept is based on providing a net lettable area of approximately 62,000sqm
of floor space, considered suitable for multiple land uses.

•

The opportunity to become a ‘hub’ of activity that will provide amenity to adjacent residential and
employment lands through a range of services, retail opportunities, open space and public activity.

•

Employment generating floor space can be configured to provide a positive contribution to the Nicholson
and Oxley Street streetscapes and Christie Street public open space area, facilitating activation at
ground level.

5.1.3. Public Benefits
Investment and redevelopment of the site as depicted in the proposed concept will facilitate the delivery of
the following key public benefits:
•

Through Site Link - the site is located within primary walking distance of both stations and is the only
block large enough to accommodate a through-site link. The creation of a through-site link allows the
opportunity for greater accessibility and walkability between the stations, offering an alternative more
amenable route through the precinct.

•

Public Open Space - St Leonards Crows Nest precinct is severely lacking in public open space areas
and no other site has an equivalent capacity to deliver a meaningful open space parcel. Adjacent to the
site is a constrained existing public open space area known as the Christie Street Reserve. The
proposed concept indicates the potential to provide an extension of the public open space area onto the
site. This would increase the overall public open space area to approximately 3,120sqm.
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•

Widened Landscaped Setbacks – the proposed concept shows that the building envelope can be
setback from the Nicholson Street and Oxley Street frontages to provide landscape setbacks and tree
lined streets.

Figure 12 below, shows the site is able to deliver numerous public benefits that would enhance the overall
amenity of the precinct.
Figure 12 – Public Benefit Diagram

Source: Fitzpatrick + Partners

5.1.4. Impacts
The shadow diagrams prepared under the urban design study indicate that the proposed concept has minor
overshadowing impacts beyond the Draft 2036 Plan, and the shadows cast by the development to the north
and north east of the site. This is a result of the sloping topography of the St Leonards Core and location of
the built form.
The shadows created by the building envelopes do not preclude solar access to the surrounding built form.
The diagrams indicate in red the additional shadows created by the building envelope. The affected built
form is depicted to be in shadow for a period of approximately 2 hours.
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Figure 13 – Shadow Analysis

Source: Fitzpatrick + Partners
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6.

COMPARATIVE ANALYSIS

A summary of the proposed actions applicable to the site under the Draft 2036 Plan are detailed in Table 4
below. The table addresses how the proposed concept prepared by Fitzpatrick + Partners and included as
Appendix A to this submission, addresses the five design principles and actions proposed under the Draft
Plan.
Table 4 – Summary of Relevant Controls Applying to the Site

Principle

Applying to the Site

Draft 2036 Plan Proposed
Action

Proposed Concept

PLACE

•

Oxley Street has the
opportunity to become
a regional open space
link and a wider
greener street.

•

Widen key streets to
provide landscaped
setbacks.

•

•

Improve the public domain
along Oxley street to all for
setbacks with grass and
canopy trees.

The concept compliments
the existing Christie Street
Reserve, the public open
space adjacent to the site.
The site is able to deliver
an additional 3,120sqm
(approximately) of publicly
accessible open space
within the St Leonards
Core.

Introduce setbacks on
sunny side of Oxley
Street for more space
for trees.

•

Create a key pedestrian
link along Christie Street.

•

•

Improve the public domain
along Oxley street to all for
setbacks with grass and
canopy trees.

The site can provide 3m
setbacks along the
Nicholson Street and
Oxley Street frontages to
accommodate further
‘greening’ in the precinct.
The increased setbacks
will enhance the landscape
character of the street
frontages which would
otherwise not be
achievable under the Draft
2036 Plan.

LANDSCAPE

BUILT FORM

•

•

Consider the
topography when
developing proposed
height transitions and
floor space ratios.

•

Focus greatest heights Amend planning controls to as The concept proposes a built
along Pacific Highway follows for the site:
form that consists of:
between the 2 streets. • Building Height – 15
• Building Height – 24
Transition heights down
storeys, 9 storeys and 4
storeys, 16 storeys and 8
towards low rise.
storeys
storeys

•
•

LAND USE

•

Propose landscape
setbacks at Mitchell,
Oxley and Chandos
Streets.

Allow for increased
residential density in

URBIS
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•

FSR – 5:1

•

Street Wall Height – 4
•
storeys (Christie/Nicholson
Streets) and 2 storeys
(Oxley St)

•

Street Setbacks – 5m
(Oxley/Christie Streets)
•
and 3m (Nicholson Street)

•

•

Retain the B3 Commercial •
Core zone on appropriate

FSR – 9.3:1
Street Wall Height – 6
storey podium
(Christie/Nicholson
Streets) and 4 storeys
(Nicholson/Oxley St)
Street Setbacks – 3m
(Oxley/Christie Streets)
and 3m (Nicholson Street)
The concept shows that
the sites can
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Principle

Applying to the Site

Draft 2036 Plan Proposed
Action

the most accessible
parts of the area.
•

sites which are highly
accessible or desirable
(including those with view)
that could support campus
style office development to
attract more large firms to
the area.

Retain large B3
commercial core sites
to provide opportunities
for long term jobs
growth.
•

MOVEMENT

•

Proposed Concept

Improve connectivity to •
regional cycle network
(along Oxley Street)
and pedestrian
•
movement in the area.

accommodate a building
envelope capable of
delivering A-grade
commercial office floor
plates and accommodate
multiple land uses. This
would not be achievable
under the Draft 2036 Plan
controls.

Allow for more active retail
uses in the St Leonards
Commercial core.
New or improved
pedestrian link along
Christie Street.

•

New or improved cycle
infrastructure along Oxley
Street.

The proposed concept
includes a through site link
at the centre of the site,
this is due to the site’s
single ownership, large
area and location between
the current and future
stations. The thoroughfare
will deliver a key
pedestrian link for the
precinct, increasing
permeability, access and
will assist with activating
the surrounding public
domain.

The above discussion demonstrates that the Draft 2036 Plan fails to acknowledge the potential of the site to
accommodate greater built form without adverse impacts on adjoining land, but also community benefits
within the St Leonards and Crows Nest Precinct.

6.1.

LIKELY OUTCOMES OF THE DRAFT 2036 PLAN

If the proposed changes under the Draft 2036 Plan come into effect that there will be adverse outcomes for
the site, as follows
•

Draft 2036 Plan does not offer adequate incentives for sit redevelopment and delivery of public benefit.

•

The site would remain undeveloped and would not be able to deliver the desired landscaped setbacks,
tree lined streets and active street frontages.

•

The public open space area under the Draft 2036 Plan will not be delivered.

•

Permeability and accessibility will remain constrained through the St Leonards Core.
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7.

CONCLUSION

As demonstrated in the Urban Design Study by Fitzpatrick + Partners the proposed concept would facilitate
state redevelopment and tenable the site to make a positive contribution to the St Leonards Precinct. The
study indicates that the site has a greater development potential than depicted in the Draft 2036 Plan without
material adverse impacts on other properties. Provided redevelopment of the site is commercially viable, the
site has the capacity to deliver both community and social benefits.
The urban design study depicts a built form that is more responsive to the site’s surrounding context by
proposing a building envelope that appropriately transitions in height from high to low density whilst not
adversely impacting the properties to the south. The proposed 24, 16 and 8 storey heights are comparable to
the adjacent high rise developments approved along the Pacific Highway.
The study responds directly to the principles from the Draft Planning Package and is reflective of the
community aspirations that informed the guiding design principles of the Draft 2036 Plan. Below is a
summary of how the proposed concept respond to each of the principles is set out below.

Principle

Comment

PLACE

The study proposes an expansion of the existing public open space area adjoining the
site at the end of Christie Street. The site has the potential to deliver approximately
3,120sqm of additional publicly accessible open space within the commercial core.

LANDSCAPE

The site has the capacity to accommodate 3m setbacks along all street frontages to
enable future ‘greening’. The increased setbacks will enhance the landscaping of
Christie, Oxley and Nicholson Streets in a manner that would not be achievable under
the controls proposed in the Draft 2036 Plan.

BUILT FORM

The study demonstrates a greater development opportunity for the site. In the form of a
building envelope with an FSR of 9.3:1 and building heights of 24 storeys, 16 storeys
and 8 storeys. This envelope can be achieved whilst also delivering increased open
space, activation of frontages and permeability throughout the precinct. An inferior
planning outcome would arise under the Draft 2036 Plan controls.

LAND USE

The study indicates that the site can accommodate a building envelope with the
potential to deliver A-grade commercial office floor plates and accommodate a mix of
land uses. This would not be achievable under the Draft 2036 Plan controls.

MOVEMENT

The study facilitates the creation of a through site link. The site’s large area, single
ownership and location between the St Leonards Station and Crows Nest Metro enables
the site to deliver a key pedestrian linkage. The thoroughfare will activate the public
domain and increase permeability and accessibility throughout the precinct. The
improved links would not be achievable under the Draft 2036 Plan.

This submission and the urban design study proposed by Fitzpatrick + Partners has demonstrated that the
site can support additional height and FSR beyond that provided under the Lane Cove LEP and the Draft
2036 Plan. This can be achieved in conjunction with delivering key public benefits to the precinct, as
demonstrated in the attached urban design study.
CSPT requests that the DPE reconsiders the sites suitability when progressing with the finalisation of the
planning package and the proposed concept by Fitzpatrick + Partners.
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APPENDIX A

APPENDICES

URBAN DESIGN STUDY PREPARED BY
FITZPATRICK + PARTNERS
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