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8 February 2019 
 
 
Carolyn McNally 
Secretary 
Department of Planning and Environment 
320 Pitt Street 
Sydney NSW 2000 

Dear Ms McNally, 

SUBMISSION ON THE ST LEONARDS AND CROWS NEST 2036 DRAFT PLAN 

2 – 12 CHANDOS STREET, ST LEONARDS   

This submission is written on behalf of Billbergia Pty Ltd (Billbergia) in relation to its landholdings at the ‘College of 

Law’ site at 2 – 12 Chandos Street, St Leonards (The site) in response to the St Leonards and Crows Nest 2036 

Draft Plan (Draft 2036 Plan) that is currently on public exhibition for community and stakeholder feedback.  

 

This letter is to be read in conjunction with the Preliminary Urban Design and Options Analysis Report prepared by 

Kannfinch Architects (Attachment A). It builds on the design development Billbergia has been undertaking in 

relation to the site since 2017 and the consultation with both Willoughby Council and the Department of Planning 

and Environment (the Department). 

Executive Summary 

Billbergia does not support the Draft 2036 Plan and wish to use this opportunity to demonstrate to the Department 

that the draft proposal significantly underutilises a key strategic site that is capable of accommodating significant 

additional height and density.  

 

It is understood that no additional height or density was afforded to the site under the Draft 2036 Plan on the basis 

that any additional height or floor space would result in overshadowing of Christie Park. The detailed urban design 

testing and shadow analysis included with submission demonstrates that a number of site specific design 

solutions can be utilised to not only mitigate but reduce the overshadowing of Christie Park, and increase 

the amount of public space in the Centre by up to 75% (622m2), whilst achieving a density and scale 

reflective of the site’s strategic location less than 50m from St Leonards Station.  

 

In light of the above, this submission requests that the site be designated as a ‘significant site’ in the final Plan to 

enable Billbergia to lodge a planning proposal in the future. This will allow Billbergia to demonstrate that the relevant 

Significant Site Criteria have been achieved and, subject to further assessment, community consultation and the 

support of Council, a positive outcome has been achieved for St Leonards that delivers on the vision of the Draft 

2036 Plan.  
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1.0 The Site 

The site is situated within the Willoughby Local Government Area (LGA), close to the boundary of both North 

Sydney and Lane Cove LGAs.  

 

The site is a prominent corner lot located approximately 50m north east of the existing St Leonards Railway Station. 

It is bound by Chandos Street (south), Christie Street (east) and Evans Lane (north). The site adjoins an at grade 

car park area that is used by the Alto Jaguar car dealership (west). Across Chandos Street (south), is the Christ 

Park reserve. The locational context of the site is shown at Figure 1 below.   

 

The site currently accommodates the College of Law building, a four storey building that is built to the site boundary. 

As illustrated in Figure 2, the existing building is at the end of its economic life and does not positively contribute to 

the streetscape, in particular Christie Park. Under the current planning controls, the site is zoned B3 Commercial 

Core and has a maximum height of 20m and FSR of 2.5:1. 

 

 

Figure 1 Locational site context 

 



2 – 12 Chandos Street, St Leonards  |  Submission on the Draft 2036 Plan  |  8 February 2019 

 

Ethos Urban  |  218846  3 
 

 

 

Figure 2  Photos of the existing building 

Source: Google 

2.0 Draft 2036 Plan 

Consistent with the principles of the Transit Oriented development (TOD), the Draft 2036 Plan proposes the ‘two 

peaks’ Concept (as illustrated by Figure 3) where by maximum density, in addition to a B4 mixed use zone is 

allocated to the sites closest to the two key transport nodes. This is expected to create a cluster of high density 

mixed use developments between St Leonards and Crows Nest Station. The additional density will instigate renewal 

and create a vibrant, a high amenity atmosphere that is appropriately activated during the day, in evenings and on 

the weekends around the stations. 

 

However, contrary to the two peaks concept and principles of TOD, the site is afforded no additional height or FSR 

under the Draft 2036 Plan, despite the site’s proximity (approximately 50m) to the existing St Leonards Railway 

Station. It is understood that the site’s development capacity is capped due to the proposed sun access plane or 

overshadowing controls for Christie Street Park, in addition to the Metro tunnel exclusion zones which runs 

diagonally across the site.  

 

This submission aims to demonstrate that the site is capable of accommodating significant additional density, 

despite the site constraints through innovative site- specific design solutions such as: 

 Elevating the tower or piercing the tower’s core at lower levels to enable solar access to the park and comply 

with exclusion tunnel zones (refer to Section 3.1.1); 

 The use of a heliostat system to redirect more solar access to Christie Street Park (refer to Section 3.1.2); 

 Providing open space opportunities on the site (refer to Section 3.1.3); and 



2 – 12 Chandos Street, St Leonards  |  Submission on the Draft 2036 Plan  |  8 February 2019 

 

Ethos Urban  |  218846  4 
 

 Rearranging the existing site and street layout to significantly improve solar access to Christie Street Park (refer 

to Section 3.1.4). 

Each design solution is discussed in more detail in the sections below. These design solutions demonstrate that the 

site is capable of additional density while maintaining solar access opportunities to Christie Street Park. On this 

basis, this submission request that the Department nominate the site as a Significant Site. As identified by the Draft 

Plan 2036 Open Space map (refer to Figure 4), the site is located within that area identified for additional density. 

As such, this approach will ensure that the site is utilised for the highest and best use given its strategic location. 

The density is commensurate to government infrastructure investment and the two peaks concept proposed under 

the Draft 2036 Plan.  

 

Figure 3 Height Concept Plan 

Source: Draft 2036 Plan 

 
Figure 4  Proposed Maximum Building Height Plan 

Source: Draft 2036 Plan 

The Site 
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3.0 Billbergia’s Concept 

3.1.1 Rethinking the Tower Envelope  

Despite the site constraints associated with the metro tunnel exclusion zone and the Christie Street Park 

overshadowing controls which seek to limit additional overshadowing between 10am – 3pm, urban design testing 

revealed development opportunities for significantly greater density than that currently identified for the site by the 

Draft 2036 Plan. 

 

As illustrated at Figure 5, an envelope where the tower form is elevated above RL 133.90m will significantly reduce 

overshadowing of Christie Street Park. The structural columns of the tower are proposed at the north east and south 

west corners of the site, outside the metro exclusion zones. The overall height, scale and massing of the proposed 

envelope has been derived through ongoing design testing for a functional floor plate and a built form that can 

positively contribute to the St Leonards central precinct area.  

 

As illustrated at Figure 6, the proposed ‘elevated tower’ envelope significantly reduces existing and cumulative 

overshadowing of Christie Street Park by as much as 15% during the key lunchtime period. The shadow analysis 

diagrams depict overshadowing impacts during winter solstice between 11:30am and 3:00pm. While some 

additional parts of Christie Street Park are overshadowed as a result of the envelope, overall the scheme provides 

an improved cumulative outcome by removing the shadow cast by the existing building on the site. In addition, the 

proposed envelope is preliminary and subject to further design testing, the envelope can be appropriately 

modulated and articulated to reduce overshadowing impacts.   

 

A number of other design measures are also available and are being explored by Billbergia to reduce and offset 

overshadowing impacts, such as installation of a heliostat system (refer to Section 3.1.2) and the provision of 

additional public open space on the site (refer to Section 3.1.3). The redevelopment of the site will also provide a 

number of positive public benefits (refer to Section 3.2) that would not be realised if the site is not considered for 

additional density.  

 

  

Figure 5  Raised envelope scheme  

Source: Kannfinch Architects 
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Figure 6  Overshadowing Analysis 

Source: Kannfinch Architects 

 

In summary, the Draft 2036 Plan pre-empts that the site’s constraints will restrict and prohibit the development 

scope of the site beyond its current density controls under the Willooughby Local Environmental Plan 2012.  The 

scheme at Attachment A demonstrates the site can accommodate significant additional density commensurate to 

its strategic location within 50m of St Leonards Railway Station.  

 

On this basis, Billbergia request that the Department designate the site as a ‘Significant Site’ under the final St 

Leonards and Crows Nest 2036 Plan.  This will allow Billbergia to continue ongoing design considerations for the 

site, and ultimately derive a feasible and high quality development outcome that is in accordance with the Significant 

Site design criteria and the guiding principles of the Draft 2036 Plan.   
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3.1.2 Use of Heliostat Systems 

A heliostat system maximises solar access to open spaces by using a system of mirrors to redirect natural light to 

overshadowed spaces.  Heliostats have been used successfully in two previous occasions in Sydney.  The first 

heliostat system was installed at One Central Park and a second has been approved to manage the shading impact 

associated with the Billbergia’s Rhodes Station Precinct development.  

 

The Rhodes Station Precinct development comprises four high rise towers. The 36 storey tower located at the south 

west corner of the site cast a shadow on the nearby public park. To mitigate overshadowing, a heliostat system is 

proposed to be installed on the roof of the tower. The system will redirect sunlight to the park area during daylight 

hours. A render of the heliostat system proposed by Billbergia at Rhodes Station Precinct is shown at Figure 7. 

Having firsthand experience in the delivery of a heliostat system, Billbergia proposes a similar arrangement to 

mitigate overshadowing impacts and improve solar access to Christie Street Park.  

 

 

Figure 7 Render of the Rhodes Station Precinct’s heliostat system 

Source: Rhodes Central website, Billbergia  

3.1.3 Increase local open space supply 

Lifting the tower above the ground level for solar access to Christie Street Park will also significantly improve solar 

access on the site (refer to Figure 5). On this basis, redevelopment of the site also presents the opportunity to 

introduce open space on the site and contribute to the overall supply of public open space within the area.  

 

An indicative landscape scheme for the site is shown at Figure 8. The proposal presents the opportunity to extend 

the open space quality and character of Christie Street Park to the site (see Figure 9). The proposal also considers 

the opportunity to improve the amenity along Christie Street as well as Chandos Street to the St Leonards Station 

entrance. This is discussed further at Section 3.2.1 of this submission.  This is consistent with the Draft 2036 Plan 

‘Landscape Map’ which recommends the ‘greening’ of Chandos Street.   

 

As shown in Figure 9, the site also adjoins the ‘Foreshore to Foreshore link’ identified by the Draft 2036 Plan’s 

Landscape Map. In this regard, the proposal is consistent with the Draft 2036 Plan, as it will increase open space 

areas along this strategic green corridor, in addition to activating the foreshore link. 
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In summary, the proposal is consistent with the landscape directions, presents an opportunity to increase open 

space supply within the area, significantly improves the relationship of the site with Christie Street Park (south of the 

site) as well as the proposed Foreshore to Foreshore link (west of the site) from an amenity perspective.   

  

 

Figure 8 Indicative open space 

Source:  Kannfinch Architects 

 

Figure 9  Draft landscape map 

Source: Draft 2036 Plan 

The Site 
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Figure 10  Render illustrating the expanded open space 

Source: Kann Finch 
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3.1.4 Alternate Site and Street Layout  

Yet another design solution that could be contemplated to increase density on the site whilst improving solar access 

and overshadowing of Christie Street Park is the rearrangement of the existing site and street layout.  As illustrated 

at Figure 11, this option proposes to push the site boundary south and to loop Chandos Street to the north of the 

site. This arrangement significantly increases the area of contiguous park by 75% from 833m2 to 1495m2 and 

reduces existing overshadowing of the park whilst improving solar access. 

 

  

Figure 11  Alternate site and street layout arrangement 

Source:  Kannfinch Architects  

3.2 Other public benefits 

Renewal of the site will provide a number of other positive public benefits to those outlined above, including but not 

limited to: 

 assisting with the achievement of the job growth targets of the Plan by providing for a significant increase in 

employment (see Section 3.3), exceeding the minimum non-residential FSR standard of 4:1 adopted by North 

Sydney Council in the adjacent Planning Proposals; 

 creating a vibrant community through activating Christie Street Park interface (refer to Section 3.2.1); 

 improving the streetscape presentation, including the interface with the low scale residential conservation areas 

to the east (refer to Section 3.2.2); 

 creating an iconic building form of the highest quality design that respects and enhances the existing local 

character of the area; and 

 providing the potential for key social infrastructure such as childcare places. 

 

An image contrasting the current building against the proposal is provided at Figure 12. 
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Figure 12  Comparisons between the existing and proposed buildings 

Source:  Kannfinch Architects  
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3.2.1 Activating the Public Realm 

Redevelopment of the site also brings with it the opportunity to provide a better urban design outcome for the site 

and its immediate surrounds through activation of the ground plane, in addition to improving the site’s public realm.  

 

Importantly, the proposal also presents an important opportunity to activate Christie Street Park ‘s northern 

interface. As discussed in Section 3.1.3, the proposal brings with it the opportunity to link the two open space 

areas, which can significantly improve the amenity along Christie Street as well as Chandos Street which currently 

connects to the St Leonards Station entrance.  

 

   

Figure 13 Proposed public domain improvement opportunities  

Source: Kannfinch Architects 

3.2.2 Improving the Streetscape 

The proposal also presents an opportunity to improve the site’s existing streetscape and presentation to Christie 

Street and to the Naremburn Heritage Conservation Area (HCA) to the north east. A more sympathetic and fine 

grain character can be provided in keeping with the low scale character to the north east. However, further design 

testing is necessary to determine how best this can be incorporated along the site’s north eastern interface. 

Notwithstanding this, at the very least, the proposed envelope will introduce additional open space and activation 

which is seen to positively contribute to the streetscape character.  

 

Whilst the is located near the interface of the HCA, the character of the HCA is already defined by heritage streets 

juxtaposed against the significantly increased heights of the St Leonards centre, and therefore a tall building in this 

location will not adversely impact the character of the HCA. 

3.3 Land Use 

The site has been left as B3 Commercial Core under the Draft Plan, which it is understood reflects the fact the 

development potential is also not sought to be amended. However, as demonstrated in the analysis at Attachment 

A, if provided with additional development potential, the site is capable of significantly increasing its employment 

potential (providing a minimum non-residential FSR in excess of 4:1) whilst also providing for additional dwellings. 

Assisting the Plan achieve both its employment and dwelling targets in close proximity to the St Leonards Centre.  

 



2 – 12 Chandos Street, St Leonards  |  Submission on the Draft 2036 Plan  |  8 February 2019 

 

Ethos Urban  |  218846  13 
 

It is noted that if the site is not provided with additional development potential, its redevelopment in the future will 

not be feasible, leaving a legacy of a building that has passed its economic lifespan and is unlikely to be leased to 

full occupancy and therefore result in a reduction in employment generation in the centre.   

3.4 Significant Sites 

The Draft 2036 Plan identifies several sites which may be appropriate for additional height, subject to further 

assessment and community consultation. Any revised development controls for these sites would be established 

through a Council-led planning proposal and further community consultation. These sites are essentially ‘deferred’ 

for further merit based consideration.  

 

The site is clearly eligible for additional density from a strategic merit perspective. As demonstrated by this 

submission, the site is able to accommodate significantly greater density through innovative design solutions 

despite the site constraints. Importantly, the site will be able to provide several public benefits through 

redevelopment to ensure the overall impact is a positive one. On this basis, it is recommended that the site is 

designated a ‘Significant Site’ under the final St Leonards and Crows Nest 2036 Plan. This will enable Billbergia to 

continue design testing and undertake a merit based assessment of the site subject to a robust design excellence 

process.  

Significant Site Design Criteria 

An assessment of the site’s ability to meet the Significant Site Design Criteria as outlined in page 62 of the Draft 

2036 Plan is provided in Table 1 below. 

Table 1 Consistency with Significant Site Design Criteria 

Design Criteria Compliance 

Undertake a design excellence process. Can comply.  

Sustainable, walkable and liveable city. The site is capable of supporting this objective by 
delivering ground plane improvements. 

Meet solar height planes in this Plan As demonstrated in this submission the site is 
capable of complying with solar height planes and 

cumulative shadow impacts.  
Manage cumulative overshadowing impacts of significant sites in the 
area. Consider actions and recommendations identified in the draft Plan. 

Respond to street character and surrounding heritage items and/ or areas 

when determining street wall height, awnings and ground and upper level 
setbacks. 

Can comply subject to further design development. 

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

Can comply subject to further design development. 

Have a positive impact on the area’s key view lines and vistas, with 

consideration of a visual marker of an important place. 

Can comply subject to further design development. 

Slender towers (smaller floor plate) to avoid bulk. Can comply subject to further design development. 

Make significant improvements to the public domain and local 

infrastructure. 

Can comply subject to further design development. 

Provide gradual transitions, sensitive interfaces and an appropriate 
response to the scale of the street (using a combination of street wall 
heights, ground and upper level setbacks). 

Can comply subject to further design development. 

Avoid unreasonably constraining development potential of neighbouring 

sites. 

Can comply subject to further design development. 

Tree canopy planting or other landscaping in public spaces on site. Can comply subject to further design development. 

4.0 Conclusion 

Given the various alternative design opportunities available to achieve additional density for the site despite its 

constraints, Billbergia does not support the Draft 2036 Plan recommendations for the subject site as: 
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 It fails to apply its own principles of TOD and the ‘two peaks’ concept; 

 The site can accommodate additional density whilst improving public amenity; 

 It significantly underutilises the government’s infrastructure investement made within the locality; and 

 The Draft Plan 2036 controls foregoe several and significant public benefits that can only be realised along with 

redevelopment of the site: 

− Increased publicly accessible open space in the St Leonards centre 

− Increased cumulative sunlight to public open space 

− Increased to employment generation  

Accordingly, as shown, there is sufficient evidence that the site should be identified as a ‘significant site’ to allow 

community consultation and further merit based consideration of the site’s development potential. 

 

Yours sincerely, 

 

Michael Rowe 
Director 

 

 

 


