8 February 2019
Director, Sydney Central Urban Renewal
Department of Planning and Environment
GPO Box 39 Sydney, NSW 2001
[att: Eva Klaic]

Dear Eva,
Re: Pacific Highway ‘Super Site’
This letter has been prepared on behalf of Keco City, Visionvest and a collective group of landowners along Sinclair
Street, Wollstonecraft in relation to the St Leonards and Crows Nest 2036 Draft Plan (the Draft Plan).
We are writing to alert the DPE to a new coalition of land owners that are working together to respond to the aims
and objectives of the draft LUIP 20136 to demonstrate the unique urban renewal opportunity that exists within this
approximately 1.07 Ha ‘super site’.
As a result, we also:
1. Seek a meeting with the DPE to discuss the opportunity (preferably on site); and
2. Seek the designation of the site as a significant site;
3. Seek an additional note be included within the final Plan, stipulating that “sites greater than 4,000sqm can
trigger a masterplan ‘significant site’ process to determine suitable land use mix, building heights and FSR”.

1.0

The ‘Super Site’

The ‘super site’ is located in a unique strategic location amongst a number of existing and proposed infrastructure
and planning assets, including the proposed Crows Nest Metro, key specialised health and education precincts
including Mater Hospital, Royal North Shore Hospital and North Sydney Institute St Leonards Campus (TAFE) and
North Sydney CBD. Further, the site is well accessed by the North Shore Rail Line and the Pacific Highway, which
is a key part of the metropolitan Sydney arterial road network.
The lots are located within the Pacific Highway Corridor and encompass:


270-272 Pacific Highway, Crows Nest (Keco City)



2 Bruce Street, Wollstonecraft (Keco City)



286 - 294 Pacific Highway and 79-81 Sinclair
Street, Crows Nest (Visionvest, Eastinwest, Laps
Superfund)



51 – 73 Sinclair Street, Wollstonecraft (Collective
group of landowners)



75-77 Sinclair Street, Wollstonecraft (Keco City)

The breakdown of the collective group of all landowners of subject land in relation to this submission is illustrated in
Figure 1.
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Figure 1

The collective site and land owner details

Source: Nearmaps & Ethos Urban
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2.0

Context

A number of factors relating to the site context influence the site’s suitability to be as a ‘super site’, with potential for
significant urban renewal. A few of these key factors include:


The interim statement proposed density in a few key character areas within the broader investigation area,
including St Leonards Centre, the Pacific Highway Corridor and Wollstonecraft. Part of the desired character of
these areas to be further investigated includes a driver for synergies and associated employment uses between
the health and education uses around Royal North Shore, North Shore Private and Mater Hospitals. This seeks
to increasing employment capacity within the area. The ‘super site’ presents this opportunity for synergies with
Mater Hospital.



The existing character of the surrounding context includes high density development throughout the area,
including a 17-storey mixed-use development (No.200-220 Pacific Highway) and residential flat buildings to the
west of the site. Higher density uses would not be out of context with the site’s surrounds.



The St Leonards and Crows Nest Station Precinct Preliminary Urban Design Analysis prepared by SJB,
identifies the ‘Triangle Site’ and location of the ‘super site’ as the Southern Gateway on the Pacific Highway
Corridor. This site, in combination with the subject site, have the opportunity to balance built form along Pacific
Highway, framing the gateway and balancing views to the Gateway.



The fragmented nature of sites around Crows Nest Village and in particular along Pacific Highway will mean
that redevelopment and renewal in these sites is difficult in the short to medium term.



Concentrating increased density of the ‘super site’ would enable the retention of the village atmosphere for
Crows Nest, and the lower density of the main strip along Willoughby Road. As it located to the south of the
existing Crows Nest village, development on site will not have impacts to shadows or the amenity of the existing
village centre.



The ‘super site’ benefits from easy vehicular access via Sinclair Street, avoiding traffic impacts to Pacific
Highway and enabling easy servicing and separation of pedestrians, private vehicles and service vehicles.



If combined, the ‘super site’ also provides potential:

3.0

−

to create heritage focussed public site-through linkages, forming a heritage corridor entrance to the site

−

to increased provision of public open space and amenity

−

to create public site linkages throughout the block, increasing permeability of the precinct

The Opportunity

It is noted that individual submissions to the draft Plan have been prepared by the respective landowners, however
these groups have now identified the collective opportunity that exists within their landholdings and are submitting a
combined submission that responds to the unprecedented opportunity to facilitate coordinated urban renewal, that
delivers on the vision and priorities of the Draft Plan.
Combined, the key significant site would represent the largest single redevelopment opportunity within the
St Leonards and Crows Nest Planned Precinct with some 1.07 Ha of available developable area.
The landowners intend to seek an unsolicited proposal for the Fire Station site at 99 Shirley Rd, Crows Nest, to
relocate fire services elsewhere on site in a contemporary facility, and re-use the heritage building for community
and allied uses.
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4.0

Key Metrics Analysis

4.1

St Leonards and Crows Nest Station Precinct – Interim Statement August 2017

In August 2017, the DPE released an Interim Statement. Underpinned by urban design analysis, the Statement
included the following draft objectives (among others), which set a vision for the precinct:


Leverage world-class health and education uses to provide opportunities for future employment growth:



Protect and strengthen the Precinct’s commercial role supported by complementary uses to capitalise on
renewed confidence in the commercial market: and



Create future employment opportunities leveraging off the increased transport capacity of the new metro station.

This site can unequivocally deliver on these key principles, stimulating a renewal opportunity on a precinct-wide
scale that can also meet the characteristics/objectives identified including:


Activating the Pacific Highway Corridor as a high-density mixed-use corridor with a key focus on employment.



Creating additional employment floorspace and investigate new opportunities for employment, particularly
focussing on an allied health precinct leveraging off the site’s unique proximity to the Mater Hospital.



New walking and cycling connections as well as an improved public domain.



A large site that can minimise overshadowing impacts and visual bulk with increased densities focused in those
areas closest to the new Crows Nest metro station.



Activated open space areas connected to thru-site linkages and responding and respecting local heritage items.

Although the Draft Plan establishes principles and controls for the precinct, when compared separately, when
compared to the individual land holdings, a combined ‘super site’ will be able to deliver a much greater design and
public benefits outcome.
As such the ‘super site’ becoming a ‘significant site’ will provide increased opportunity to not only achieve these
objectives collectively and can explore greater design excellence outcomes.
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4.2

Significant Site Criteria

Importantly, this submission puts forward to the Department that the integrated 1.07 Ha site should be considered
as a ‘Significant Site’, to enable a 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 subject site has capacity to accommodate appropriately scaled building
envelopes, with increased opportunities for design excellence, and as such should be
considered as a ‘significant site’. A design excellence process is recommended to
inform the best urban outcome for this unique site, and ensure urban renewal
compliments the existing local character of Crows Nest, and broader character of
Pacific Highway.
Robust planning principles can be developed for the combined site, to ensure
assessment of buildings within the area is of highest quality design.
Sustainable, walkable and liveable city

The subject land’s is within 350 m walking distance of Crows Nest Metro Station and
Crows Nest town centre, which comprises key transport, retail and community
facilities. It is also intended to provide employment and living opportunities (i.e. key
worker housing) allied to the adjacent Mater Hospital.
Any future proposal can contribute to the upgrade of the public domain and pedestrian
environment along the Pacific Highway and increased pedestrian connections.

Meet solar height planes in this Plan

The solar height planes of the Plan can be achieved.

Manage cumulative overshadowing
impacts of significant sites in the area.

Buildings would be appropriately scaled and oriented to both maximise the northern
orientation, whilst also minimising overshadowing impacts. A comprehensive master
plan for the entire combined site would seek to provide additional open space and
pedestrian amenity.

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

With an extension of time, a comprehensive vision statement and massing concepts
can be completed, resulting in a considered design response that realises the
significant redevelopment opportunity presented by the amalgamated scheme, and
with additional scope to respond to local characteristics, landscape and urban design
requirements. As such, 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.

A strategic master planning exercise for the whole precinct would enable greater street
level activation and improved public domain. This would include the creation of new
public spaces and linkages to existing infrastructure, such as Mater Hospital, Crows
Nest Metro Station and Hume Street Park.
Sites along the Pacific Highway could provide an active commercial podium with an
appropriate street level interface to the Pacific Highway public domain and the
surrounding streets.

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 and Crows Nest skyline,
and will be able to be spaced so as not to interrupt key views to the Sydney CBD.

Slender towers (smaller floor plate) to
avoid bulk

The development of the subject site could accommodate a mixture of slender towers
and buildings that maximise connectivity, open space and public domain activation.

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 and will be key to this significant land
holding. Of particular importance will be the opportunity to located open spaces
proximate linkages and heritage items.
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Increased building heights will sit comfortably within the tower hierarchy in the
Precinct, while providing a key visual marker for the ‘five ways’, balancing density on
either side of a ‘gateway’ to the precinct.
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Significant sites criteria

Comment

Provide gradual transitions, sensitive
Appropriate transition to the lower density residential areas to the south could be
interfaces and an appropriate response provided, however it should be noted that lands south and west are in fact residential
to the scale of the street (using a
flat buildings of some scale. Any densification would not be out of character.
combination of street wall heights,
ground and upper level setbacks).
Avoid unreasonably constraining
development potential of neighbouring
sites.

The proposal will not constrain neighbouring sites, particularly if the precinct is
holistically master planned.

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

A revitalised precinct could contribute to increasing existing tree canopy planting and
public landscaping.

5.0

The intention of this masterplan, is to facilitate and provide vision for the whole block
to ultimately be renewed.

Vision Statement

At this preliminary stage, the collective land owners are seeking to development a master plan based on the
following principles, which derived from current NSW and local policy objectives relating to better design of places,
resilience and economic growth:


Delivery of increased employment within 400m walking distance of a Metro Station, with increased opportunities
for synergies with surrounding health uses.



Contribute towards the creation of jobs within Crows Nest, to assist in achieving a target of 1950 to 3,020 new
jobs by 2036.



Incorporate diverse uses, housing types and economic frameworks that will support engaging places and
resilient communities.



Undertake design excellence opportunities, including urban design themes and/or a design competition.



To maintain existing commercial space and allow for residential development in mixed use buildings, with nonresidential uses concentrated on the lower levels and residential uses predominantly on the higher levels.



Transition heights from high rise areas down towards existing lower scale areas.



Provision of key worker housing.



Conceive and design new opportunities for increased social, economic and environmental benefits to the
community.



Site-through linkages and increased connections to the surrounding public domain network.



Establish links with the surrounds, allowing visitors and residents to move freely and sustainably.



High design quality of public open space, landscaping and vegetation.



Provide spaces around local heritage items to ensure their appreciation by users, workers and residents.



Heritage interpretation opportunities, including the opportunity to includer significant passive recreation areas
that can activate and champion local heritage, as well as line through-site links.



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



Provide energy and life along the Pacific Highway.



A controlled traffic environment, minimising potential impacts, and encouraging active transportation.



Minimising overshadowing impacts to the south, in line with the Draft Plan overshadowing controls.



Design informed by and derived from its location, context and social setting. It is place-based and relevant to
and resonant with local character, heritage and communal aspirations.
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6.0

Summary and Conclusion

This is the biggest, integrated site in Crows Nest / St Leonards and deserves special recognition by the DPE as part
of the LUIP process. We believe there is strong strategic merit to consider the site as a ‘strategic site’ and explore
renewal opportunities, in a manner that is consistent with the Draft Plan’s vision and objectives, and will provide
increased community benefit.
This submission seeks an additional mechanism be incorporated into the final Plan to facilitate investigations of the
‘super site’. We recommend that an additional note be included within the final Plan, stipulating that “sites greater
than 4,000sqm can trigger a masterplan ‘significant site’ process to determine suitable land use mix, building
heights and FSR”.
An extension of time will allow for the preparation of a detailed urban design concept that realises the strategic merit
and significant redevelopment opportunity presented by the amalgamated scheme.
We would appreciate an opportunity to come and discuss the ‘significant site’ potential with you at your earliest
convenience. Please do not hesitate to contact met at tgoode@ethosurban.com or (02) 9956 6962 to arrange a
suitable time. We look forward to hearing from you.
Yours sincerely,

Tom Goode
Director
9956 6962
tgoode@ethosurban.com
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