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Introduction
The purpose of this document is to articulate
the exciting opportunity at 601 Paciﬁc Highway,
St Leonards (subject site), and explain why we
believe this site can be an exemplar of positive
urban change for the St Leonards skyline, given
the right planning framework.
While the designation of the subject site as a ‘Signiﬁcant Site’ is
welcomed, the St Leonards Crows Nest 2036 Draft Plan (Draft
2036 Plan) does not provide the required incentive for the
redevelopment of the site to deliver the desired outcomes.
St Leonards is rapidly evolving into a truly mixed use
centre, supported by distinct health, education, residential
and employment precincts.
The Draft 2036 Plan sets a direction that supports this
evolution, and strives to facilitate transformative outcomes to
improve the quality of the experience of those visiting, living or
working in St Leonards. 601 Paciﬁc Highway has the potential
to play an instrumental role in this evolution given its
location, size and ownership.
The vision for 601 Paciﬁc Highway is to establish a planning
framework that would enable the potential redevelopment
of a true mixed use project as the site in the future; able to
incorporate a mix of retail, commercial, community and
residential uses. An 18-hour economy, active edges, laneways
and interesting architecture, are just some of the opportunities
that exist to make this site a major contributor to the urban
fabric of St Leonards town centre.
Not only would a Mixed Use zone complement surrounding uses
and upcoming projects, the site in our view is key to delivering
important public domain, amenity and activation outcomes
intended by the Draft 2036 Plan.

For these reasons, this submission outlines the following case
for the 601 Paciﬁc Highway site:
•• Restricting the site’s use to commercial only makes any
future redevelopment of the site unviable, proven by
independent market research commissioned by the NSW
Department of Planning & Environment (DPE).
•• The proposed controls for the site are inconsistent with
all other Significant Sites nominated in the Draft 2036
Plan, which are all designated for Mixed Use.
•• Mixed Use is the most compatible land use for the
site’s context, and restricting its use to commercial only is
inconsistent with the evolution of this part of St Leonards.
•• A key strategic driver of the Draft 2036 Plan is to promote
slender residential tower forms along the Pacific
Highway as a means of concentrating density away from
lower scale, sensitive and heritage residential areas;
retaining the site as B3 is inconsistent with this driver.
•• Jobs growth could still be comfortably achieved from
this site under a Mixed Use zone.
•• The site’s redevelopment is critical to achieving the public
domain revitalisation vision for this part of St Leonards;
planning controls that enable a viable redevelopment are
therefore essential.
•• The recommended built form controls in the Draft 2036
Plan shape a mixed use building outcome.
•• A Mixed Use zone is the only viable land use that has the
potential to enable any future redevelopment of the site,
and therefore to deliver significant public benefits.
Retention of a B3 Commercial Core zone for this site is
clearly inconsistent with the evolution and desired future
character of this part of St Leonards, as described in the
Draft 2036 Plan.
Accordingly, we request the Draft 2036 Plan be amended to
nominate the site as appropriate for a B4 Mixed Use zone.
The remainder of this submission focuses on the rationale for
the recommended change to the Draft 2036 Plan.
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Site summary
601 Paciﬁc Highway is situated in a highly
strategic location, sitting centrally within the
town centre, close to the station. The current
building has for decades been the ‘marker’
building that signals the arrival to the CBD.

The Draft 2036 Plan, together with North Sydney Council’s
2015 Study, rely of a future development of the site to
positively contribute to the broader public domain vision for
the centre. An Indicative Concept Design prepared for the site
demonstrates how the following outcomes could be achieved
through a potential future redevelopment.

2,844 m2

Key location in the

Pedestrian

210m to

980 additional

1,791m2

site that is the true
gateway into
St Leonards Town Centre

connections and key
public domain spaces

ongoing jobs with flow
on economic benefits

7,437m2 of large
format commercial
office space that can
support the nearby
health precinct
Potential for up to

50 key worker
dwellings

town centre, able to set
a standard for design
excellence

St Leonards Train Station
and 300m to Crows Nest
Metro Station

of activated retail
including bars,
restaurants and shops
open day and night
A new child care or early
learning centre for up to

150 children

516 new dwellings to
accommodate a rapidly
growing population
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1. Restricting the sites
use to ‘commercial only’
is unviable
An Economic Feasibility Review by SGS
Economics & Planning was one of the technical
studies released with the Draft 2036 Plan.
The SGS Economic Feasibility Review tested seven sites as to
the feasibility to redevelop under various scenarios, including
under the planning controls proposed in the Draft 2036 Plan.

The analysis tested the feasibility of the planning controls
under various growth assumptions. What is evidenced in
the summary below, is that under every scenario tested,
redevelopment of the site as commercial-only and in
accordance with the proposed controls, is overwhelmingly
unfeasible.

One of the seven sites tested was 601 Paciﬁc Highway,
the subject site.

Scenarios Tested (for 601 Pacific Highway)

Findings of SGS Test*
(Note: feasibility ratio above 1 indicates a theoretically
feasible scenario)
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Base Case (current market/2018)

Feasibility ratio: 0.05

• Retain B3 zoning
• Retain current planning controls
• Assumes maximising development potential under current
controls

Meaning: The site is not likely to be redeveloped. This test conﬁrms
why pure large scale commercial-only redevelopment has rarely
been observed in St Leonards in recent years.

Base Case (current market/2018)

Feasibility ratio: -1.62

• Retain B3 zoning
• Increase allowable commercial floor space by 370% (20:1 FSR), as
per SJB Urban design report

Result: The site is not likely to be redeveloped. This test again
conﬁrms why pure large scale commercial-only redevelopment has
rarely been observed in St Leonards in recent years.

Base Case (medium term/2026)

Feasibility ratio: -1.48

• Retain B3 zoning
• Increase commercial FSR to 20:1
• Assumes commercial price growth of 2.58% per annum (average
rental rate of $589/m2 by 2036)

Result: In the medium-term (8-10 years), even with a signiﬁcant
increase in commercial ﬂoorspace, and commercial price growth,
the site would still be far from feasible as a commercial-only
redevelopment.

Base Case (long term/2036)

Feasibility ratio: -1.31

• Retain B3 zoning
• Increase commercial FSR to 20:1
• Assumes commercial price growth of 2.58% per annum (average
rental rate of $616/m2 by 2036)
• Assumes commercial rents see a 20% increase resulting from
the increased demand generated by the new Metro line

Result: In the long-term terms (18-20 years), it would still be
economically unfeasible to redevelop the site for a new commercialonly development, even with an assumption of signiﬁcant rent
increases due to the Sydney Metro.
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Important to note: Several sites that were tested to incorporate a mix
of residential and commercial uses, became economically feasible in
the medium term.

Important to note: 601 Paciﬁc Highway was the only site of the seven
tested, which was unfeasible for redevelop in 2036. Sites that were
tested to incorporate a mix of residential and commercial uses, all
became economically feasible.

The SGS Economic Feasibility Review clearly demonstrates that
retaining a B3 Commercial Core zone for the subject site, even
whilst allowing for a 3.7 x increase in commercial ﬂoorspace,
means the site signiﬁcantly falls short of being a feasible
redevelopment proposition now and in the future. This is the
same even when factoring in signiﬁcant potential commercial
rental growth rates, and forecasting out to 2026 and 2036.
It is also important to note that the SGS Review failed to factor
in the cost implications of building above a the metro rail
tunnel, which aﬀects the subject site. This would necessitate a
bespoke construction strategy that would have an appreciable
increase in construction cost, which would in turn further
impact on development viability.
Conversely, taking the example of the Signiﬁcant Site at 530542 Paciﬁc Highway and 69 Christie Street, allowing a mix of
residential and commercial on that site means it would be a
viable redevelopment project in 2026, and the viability further
improves in 2036. This means other sites in St Leonards will be
incentivised to redevelop; and through such redevelopment
will produce modern ﬂoor space, better urban outcomes and
improved jobs and housing supply.
A clear inference of the SGS Review is that under the Draft
2036 Plan, the subject site will have no incentive to
redevelop over the next 20 years, and potentially beyond.
The consequences of this are signiﬁcant for the evolution of St
Leonards. According to SGS, the subject site will not be able to
contribute any new ﬂoor space into St Leonards, despite being
identiﬁed as a ‘Signiﬁcant Site’ and an appropriate location to
accommodate density. The existing building, already outdated
and growing unsuitable for modern-day tenant needs, will
continue to deteriorate without an incentive to re-invest.

The opportunity cost of this is immense:
•• There would be no viable opportunity to develop new,
contemporary commercial ﬂoor space suitable for modern
tenant needs.
•• No opportunity to revitalise the ground plane to create
active laneways and public domain in this key location.
•• No opportunity to densify the site with new uses, including
potentially residential accommodation, located away from
sensitive lower-scale areas.
•• No opportunity to investigate inclusion of aﬀordable
housing.
•• No opportunity to introduce new social facilities within the
town centre on this key, central site.

Given the above, there is no planning
or design logic to isolate this site from
an economically viable redevelopment
opportunity for the next 20 years.
Furthermore, it is unjust to not offer
the site the same additional land use
opportunities as other B3 sites have
been afforded in the Draft 2036 Plan.

Mitchell Street Plaza – concept
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2. Inconsistent
approach with other
‘Significant Sites’
The vision descriptors of the Draft 2036 Plan
include: Creating a vibrant community, an
accessible and well-designed place; a home
for people of all ages; a greener place.
It will be incumbent upon Strategic Sites in particular to
contribute towards achieving this vision for St Leonards and
Crows Nest, and become development exemplars that lift the
quality of design and place-making outcomes.
In fact, Signiﬁcant Sites (five of which are nominated in the
Draft 2036 Plan) have been purposely selected because
they have greatest potential to deliver the vision outcomes
compared to smaller sites. They will become future design
excellence exemplars of tall mixed-use towers.
There is, however, one major inconsistency in the Signiﬁcant
Site provisions in the Draft 2036 Plan; the subject site is the
only one of the five Significant Site not recommended to be
rezoned to B4 Mixed Use or already zoned B4 Mixed Use.
In contrast, two large land groupings on the southern side of
Paciﬁc Highway, which are currently zoned B3 Commercial
Core, are being aﬀorded a Signiﬁcant Site status and are
recommended to be rezoned to B4 Mixed Use.
We support the Signiﬁcant Site provisions, and the proposition
that appropriate height and FSR controls should be
determined through a rigorous design-led process. What is
clear is that the five selected Signiﬁcant Sites have, in the view
of the DPE, major potential to contribute new high quality
development plus a range of associated beneﬁts (design,
public domain, social), in appropriate locations.
Of all the Signiﬁcant Sites, 601 Paciﬁc Highway is the
only one held in single ownership. Thus, it has the greatest
potential compared to the other Site Signiﬁcant (all of which
require amalgamation) to deliver on the DPE's vision for the
precinct.
We urge the Department to aﬀord the same opportunity to
all Signiﬁcant Sites, by establishing a B4 Mixed Use for all five,
which would incentivise the feasible redevelopment of these
important sites.
In order to test the appropriateness of a B4 Mixed Use zone for
the five Signiﬁcant Sites, we have undertaken an assessment
in the table overleaf. The assessment tests the suitability of
each of the five Significant Sites against a set of criteria. The
criteria includes features that are considered important for a
residential use. Residential has been tested as it is the most
sensitive of the permitted uses in the B4 Mixed Use zone.
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Suitability assessment of a residential use on the five 'Significant Sites':

452-460 Pacific Hwy
& 55-67 Nicholson St

‘5-ways
Triangular Site’
Pacific Highway,
Crows Nest

18-24 Atchison
Street

B3 Commercial Core

B3 Commercial Core

B4 Mixed Use

B4 Mixed Use

B4 Mixed Use

B4 Mixed Use

B4 Mixed Use

B4 Mixed Use

Site features
that support
residential

Subject Site 601 Pacific Highway

530-542 Pacific Hwy
& 69 Christie St

Current Zone

B3 Commercial Core

Draft
2036 Plan
Recommended
Zoning

B3 Commercial Core

High
residential
amenity
(views, solar
access, noise)

Partial view
restrictions due
to surrounding
tower presence

Adequate
building
separation

Restricted
views and solar
access due to
surrounding
tower presence

At juncture
of major road
intersection

Possible
reduced tower
separation from
neighbouring
towers

Proximity to
open space
Compatibility
with surrounds
(i.e. in a high
density mixed/
residential
context)

Partial view
restrictions
due to
surrounding
tower
presence

Not within
200m of a
public park
The prevailing r
is mixeduse residential not
commercial office
towers

Adequate
vehicle
accessibility

Source: Urbis

This table illustrates that:
•• All five Signiﬁcant Sites sit within a Mixed Use context,
although some are more constrained by being in closer
proximity to lower scale areas.

Abuts a low
density precinct
to the south
east that is
not planned to
change

Low scale
surrounding
character – a
tall tower
would be
inconsistent
with this
character
Complex
accessibility
given its an
island site and
a high traffic
location
Site is highly suitable for residential
Site may be suitable for residential, but
there is a constraint to be managed
Site has a major constraint that may be
significant challenge for residential use

•• Most sites beneﬁt from a comparable level of amenity and
accessibility to transport and local services, however some
do not score as highly due to site- specific constraints.
•• The subject site is one of the most suitable for the Mixed
Use zone, as most of its features are highly suited to a
residential use.
•• Whilst the subject site scores well when compared to the
other Significant Sites, as shown in the table above, it is the
only one of the Significant Sites not identified for a B4 Mixed
Use zone in the Draft 2036 Plan.

Based on this assessment, there is
no strategic planning or site specific
reason why the same Mixed Use
land use opportunities should not
be aﬀorded to the subject site.
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3. Mixed use zone is
most compatible with
the surrounding land
use character
The Draft 2036 Plan identiﬁes the site as a
Signiﬁcant Site however, unlike two other
proposed Signiﬁcant Sites on Paciﬁc Highway
identiﬁed in the Draft 2036 Plan, the land
use zoning for 601 Paciﬁc Highway is not
recommended to change to B4 Mixed Use.
Mixed Use is, however, the predominant land use character in
the immediate locality. Not aﬀording the subject site the same
zoning would create a poor strategic planning outcome for St
Leonards Town Centre, for the following reasons:
•• Since 601 Paciﬁc Highway is not part of a consolidated
commercial cluster, it would create an isolated land use
outcome, being a commercial site surrounded by mixed
use towers on all sides.
•• St Leonards is at the junction of three Council areas; when
considering the town centre as the community does, as
a 'place' not delineated by arbitrary LGA boundaries, it
is even more clear that the predominant trend for the
core is one characterised by mixed use buildings that
contain a reasonable amount of commercial space in
podium formats.
•• Any potential future redevelopment of the site as a standalone, large commercial tower is not a ﬁnancially viable
proposition; proposing the single greatest concentration
of commercial ﬂoorspace in the town centre on one
site that is surrounded by residential towers is not only
ﬁnancially unviable, but is fundamentally inconsistent when
considering market trends and behaviour.
The core of the St Leonards/Crows Nest town centre has
already shown signs of evolving into a high density, mixed
use centre, with current development underway further
contributing to that trend. Unlike North Sydney, Macquarie
Park or even Parramatta, which have CBD’s with large
contiguous B3 Commercial Cores that enable the creation
of a corporate cluster, and have a distinct separation of
commercial and residential uses, St Leonards has evolved
away from such an approach through several historical
planning decisions.

6
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Zoning hisotry
The zoning pattern in the North Sydney part of St Leonards
is confusing and needs to be simpliﬁed and be made
equitable to all. The 2001 LEP zoned all the land B4 Mixed
Use, before the 2013 Standard Instrument LEP Amendment
changed some of the zonings to B3 Commercial Core. As
illustrated in the plan overleaf, multiple B3 zoned sites
surrounding the subject site either permit residential
development or have been supported by Council and/or
DPE for zoning change, creating this land use anomaly.

The implication of this is a distinct lack of a true concentrated
‘Central Business District’ in St Leonards. Whilst office uses
have continued to thrive in St Leonards, this has been in a
very diﬀerent form of commercial; typiﬁed by relatively small
tenants and tenancies suited to commercial podiums within
mixed developments, as opposed to large stand-alone office
towers. This is best typiﬁed by the successful St Leonards
Forum, built in 2003.

Therefore, we consider there to be ample strategic planning
merit to support the nomination of the subject site as B4
Mixed Use, not only because it would be the most compatible
land use relative to its surrounds, but it would also be
consistent with several key strategy planning directions of the
Draft 2036 Plan:

We agree with the logic of retaining clusters of B3 zoned land
in the core of certain town centre; CBD’s are successful when
a conglomeration of businesses exist. However, there is no
comparable centre example nor any justiﬁcation contained
within the exhibition material, that demonstrates creating
an isolated commercial-only site surrounded by mixed use
developments, is a good strategic planning or commercial
development outcome in this location.

•• High density apartment development will be focused along
the Paciﬁc Highway corridor between St Leonards station
and Crows Nest metro station (page 55 of Dr aft Plan).

•• Concentrate higher density housing along Paciﬁc Highway
(page 54 of Draft Plan).

•• Site is within the cluster of high density mixed use
developments between the two station. "This is a logical
place for increased density from a transit-oriented
development perspective" (page 24 of Draft Plan).

The direction of the Draft 2036 Plan not to match the
recommended B4 Mixed Use zone of two Signiﬁcant Sites on
Paciﬁc Highway (currently zoned B3) on the subject site, is
unjustiﬁed given the commonality of these sites in terms of
their location and surrounding residential character.

A ‘Subject Site’ – North Sydney Council
B3 Commercial Core (current). Draft 2036 Plan
does not recommend B4 zoning ‘Significant
Site’ designation.

This is demonstrated in the diagram below, which shows a
number of sites (hatched) in close proximity to the subject site,
that appear on a zoning map as B3 Commercial Core, but which
in fact permit residential.

B & C – Lane Cove Council
B3 Commercial Core (current). Draft 2036
Plan recommends rezoning to B4 Mixed Use
‘Signiﬁcant Site’ designation.
D – North Sydney Council

F

St Leonards Station

D
E

H
G

Chandos Street

A

F – Willoughby Council
B3 Commercial Core (current). ‘Shop top
housing’ a permitted use. Currently comprises
a mix of smaller scale residential and
commercial buildings.

cifi
cH

C

B3 Commercial Core (current). ‘Shop top
housing’ a permitted use. Proposal for 195
residential units and 5,310m² commercial and
community uses.

y
wa

B4 Mixed Use

G – North Sydney Council

ig h

B2 Local Centre
B3 Commercial Core
R2 Low Density Residential
R3 Medium Density Residential
R4 High Density Residential
RE1 Public Recreation
SP2 Infrastructure
Zone of focus for redevelopment
Residential permitted or recommended

E – Willoughby Council
B3 Commercial Core (current). ‘Shop top
housing’ a permitted use. Currently comprises
a mix of residential and podium-level
commercial uses.

Pa

B

B3 Commercial Core (current). Planning
Proposal for residential tower imminent.

St Leonards
Metro

H – North Sydney Council
B3 Commercial Core (current). Recommended
to be retained as B3 however, heritage overlay
means unlikely to be redeveloped with
signiﬁcant new ﬂoorspace.
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4. ‘Residential tower
forms along the Pacific
Highway’ is a key
strategic driver of the
Draft 2036 Plan
A key strategic principle of the Draft 2036 Plan
is to increase residential density in the most
accessible, high amenity locations of the town
centre. The primary of these locations identiﬁed
by the Draft 2036 Plan, is situated between
the St Leonards railway station and the future
Crows Nest Metro station.

As an additional benefit, concentrating residential density in
this location means that the lower-scale, sensitive and heritage
character of nearby residential areas can be protected. We
strongly agree with this approach in the Draft 2036 Plan.

The rationale for this approach is that these sites are highly
accessible to transport, which will drive up public transport
use and represents a "logical place for increased density
from a transit-oriented development perspective" (page 24
of Draft 2036 Plan). This location also oﬀers high amenity in
an environment where the predominant land use is already
residential.

This is in addition to the signiﬁcant job opportunities that
already exist within the St Leonards and C rows Nest town
centre, especially to the west of St Leonards Station at the
Royal North Shore Hospital, Gore Hill Business Park and
surrounding employment zones. It is clear that a ’30 minute
city’ is highly achievable for people residing in St Leonards.

8
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It should also be noted that the Sydney Metro project will
mean residents in this location will have fast, eﬃcient and
frequent connection to major job-generating CBD’s such as
North Sydney (4 minutes by Metro), Barangaroo (6 minutes),
Macquarie Park (9 minutes) and Sydney City (7 minutes).

The Figure below illustrates the future land use context
surrounding the site. It is very clear from this diagram that the
site will become an isolated commercial only office building
along the Pacific Highway corridor between the two rail
stations.
Land use plan along the Pacific Highway
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Mixed Use in the Draft 2036 Plan, for the following reasons:
•• It is located on the Paciﬁc Highway between the two
stations, where residential density is desired to be
concentrated.
•• It remains the only developable site not aﬀorded a Mixed
Use zoning under the Draft 2036 Plan within the desired
high density location between the stations.
The Draft 2036 Plan has made clear distinctions for where
there is strategic merit to retain B3 land. None of these
locations fit the subject site:
•• The cluster of B3 zoned sites on southern side of
Pacific Highway off Nicholson Street in Lane Cove LGA
- because this location is less proximate to transport, is
(a nd will be) aﬀected by signiﬁcant tower overshadowing
being on the low side of tall towers, and is not identified
as an appropriate location for future significant height and
density.

1:2500 @ A3

•• The B3 cluster at the corner of Christie Street/Northcote
Street - because it is an intact cluster of a number of
commercial landholdings
1:2500 @ A3

•• The B3 land on the western side of the railway line
fronting Pacific Highway - again, this is an intact B3
cluster which sits outside of the primary density zone
between the two rail stations.

As such, retaining the B3 Commercial
Core zone for the subject site is contrary
to many of the strategic principles and
key land use strategy of the Draft 2036
Plan.
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5. Jobs growth can
be achieved in a mix
use zone
We recognise a key pillar of the Draft 2036 Plan
is to drive jobs growth in the centre, with an
aim to achieve the ‘high’ jobs target of 16,500
new jobs by 2036 (equivalent to an additional
110,000m² of non-residential ﬂoor space).
We cite Page 71 of the SGS report that comments on the
various ways in which land could be zoned / rezoned to
achieve the jobs targets:
•• Option A is to continue the zoning pattern already
observed, being to zone sites B4 Mixed Use but require
minimum employment outcomes.
•• Option B is to keep all existing B3 sites unchanged.
•• Option C is a hybrid, which proposes to rezone some lands
to B4 in order to deliver housing outcomes, but reserve
some sites for pure commercial.
Having regard to the Draft 2036 Plan, it is apparent that the
DPE have decided to pursue Option C, for the reason that they
consider this to be the most “balanced’ option.
We agree with the following policy directions:
•• To preserve Artarmon as an employment precinct with
potential for greater job density in the future.
•• To facilitate the continued development of the existing
health and education precinct to become a key driver for
jobs in the future.
•• To retain some B3 land where it is clustered, and where is
presents a viable opportunity to deliver jobs growth.
This leaves the remainder of the precinct to be planned as
a Mixed Use character, which is consistent with the current
development trends. However in this case, the Draft 2036 Plan
proposes to leave the subject site as an isolated B3 zoned land
parcel surrounded by Mixed Use/residential towers, creating
and undesirable land use anomaly which can be simply
avoided.
If SGS’s Option A were to be pursued, the subject site would
be nominated for B4 Mixed Use and would have a minimum
non-residential FSR applied. In the analysis on Page 71 of their
report, SGS state that "Option A would still achieve the
upper jobs target of 63,5000 (and more)".
SGS simply highlight that Option A would require “strong
controls and enforcement mandating employment
ﬂoorspace outcomes”, which could be easily achieved with
a minimum non-residential FSR control embedded in the
LEP. This is consistent with the approach for most of the
sites that surround the subject site. Making those minimum
non-residential FSR controls substantial would mean the
employment space provided wouldn’t be ‘tokenistic’ but rather
would be a signiﬁcant quantum.
10
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Furthermore, the SGS report also states that Option A “has the
greatest potential to maximise activation outcomes”.
In our opinion, based on the SGS analysis and opinion, the
overall jobs targets for the centre can still easily be met (and
exceeded) if the subject site is zoned B4 Mixed Use.
The desired employment growth contribution of the subject
site can be delivered through a Mixed Use zone, in a similar
fashion to surrounding developments. Key considerations
to be mindful are:
•• A minimum non-residential FSR control applied to the site,
consistent with the other mixed use sites in the centre,
would ensure a signiﬁcant quantum of jobs is provided in
the event the site is redeveloped.
•• Given the large site area, the site can provide for diversity in
commercial ﬂoorplate sizes and forms, to appeal to a wide
tenant market (signiﬁcantly broader than what the current,
ageing building can provide).
•• An objective of the Draft 2036 Plan is to “allow mixed
use development on key sites” and seeks to “balance
commercial and residential uses within the St Leonards
Core with a minimum non-residential ﬂoor space
requirement”.

The approach of applying minimum non-residential FSR
controls for B4 Mixed Use land to ensure job-generating uses
are provided for, is consistent with the approach in the Draft
2036 Plan for the two nominated clusters on the southern side
of the Paciﬁc Highway, which are recommended to be rezoned
to B4 Mixed Use. It is also inconsistent with the testing carried
out for future mixed use development scenarios in the SGS
Economic Feasibility Review.
Furthermore, given the large site area of 601 Paciﬁc Highway,
the site has the potential to deliver a signiﬁcant quantum of
commercial ﬂoor space, both per floor and overall, far more
than smaller sites.
In a podium form, commercial ﬂoor space could be up to
2,000m² GFA per ﬂoor, which is greater than that oﬀered
by other tall tower mixed use sites:
•• 617-621 Paciﬁc Highway – proposed commercial ﬂoorplate
of 900m² GFA.
•• 100 Christie Street – proposed commercial ﬂoorplate of
1,050m² GFA.
•• 18-24 Atchison Street – potential maximum commercial
ﬂoorplate of 1 ,000m² GFA.

As shown in the table, a 3.9:1 minimum non-residential FSR control for
the subject site would mean any future redevelopment would have to
provide at least 11,091m2 of non-residential floor space, for instance,
office in a podium format.
In comparing potential future redevelopment scenarios, clearly 601
Paciﬁc Highway can provide the greatest quantum of commercial
ﬂoorspace, which would yield between 616 to 792 commercial jobs
when applying the SGS adopted ‘conservative’ rate range of 14-18m²
per job for commercial oﬃce.

It is clear that the site, compared with
all other Significant Sites, has not only
the best opportunity to deliver the
greatest quantum of new commercial
floorspace and jobs, but due to its size
could provide modern, flexible and wellsized floor plates in a podium format.

In terms of overall quantum of non-residential GFA, the
table below compares how much non-residential GFA could
be achieved for various sites in the locality, based on the
nominated minimum non-residential FSR controls.

Site

Non-residential FSR
control

Minimum amount of
non-residential GFA

617-621 Pacific Highway

4.7:1

4,996m2

100 Christie Street

4.25:1

5,704m2

472-494 Pacific Highway

1.5:1

7,675m2

500-504 Pacific Highway

1.5:1

3,418m2

20-22 Atchison Street

3:1

4,122m2

601 Pacific Highway

3.9:1 (proposed)

11,091m2

Prepared by Urbis
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6. The site is critical to
achieving the public
domain revitalisation
vison
The Draft 2036 Plan seeks the following outcomes relevant
to the subject site:
•• Establish Atchison Street as an active retail strip
connecting to Willoughby Road.
•• A potential active laneway through the site, or between
the site and its adjoining property at 617-621 Paciﬁc
Highway.
•• Increased building setbacks on the ‘sunny’ western side
of Mitchell Street to provide more space for trees,
landscaping and spaces for public use.
•• Increased building setbacks for avenue tree planting in
front of new buildings along Paciﬁc Highway.
•• Provision of ground level setbacks under podiums (reverse
setbacks) to Atchison and Mitchell Streets, to create space
for cafe seating and more street furniture, all of which can
contribute to transforming Atchison Street into a more
civic, pedestrian-oriented environment.
Given the site has signiﬁcant frontages to Atchison Street (70
metres), Mitchell Street (46 metres) and the Paciﬁc Highway
(67 metres), its redevelopment would be critical to deliver the
public domain revitalisation outcomes desired along these
streets. Without the redevelopment of the site, its surrounding
public domain will remain largely inactive, a poor outcome for
the wider town centre context.
The public domain experience arising from the existing building
on site does not positively support the placemaking vision for
the centre. Hence, to optimise the public domain revitalisation
requires the site to be redeveloped. The Draft 2036 Plan,
however, does not incentivise any future redevelopment of the
site; this is evidenced by the SGS Economic Feasibility Review
which conﬁrms a potential commercial-only redevelopment of
this site is unviable.
The re-imagination of St Leonards requires careful planning in
terms of the ground plane design and built form uses to enable
ﬂexibility for change, and to build resilience.
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Indicative Concept Design - Ground Floor Plan

As the site will be viewed ‘in the round’, careful attention needs
to be given to the role and function of the site interfaces. As
illustrated in the indicative Ground Floor plan above, some
of the impactful public domain outcomes that could
delivered if the site were to be redeveloped in the future,
include:
•• Designing a combination of ﬁne grain retail spaces (fronting
Mitchell and Atchison Streets) and larger format retail
space (fronting the Paciﬁc Highway) to activate public
spaces, and contribute to a sustainable 18-hour, night-time
economy.
•• Creating a new through site link ﬂanked by active retail
uses, connecting Atchison Street to the Paciﬁc Highway.
•• Further embellish the Mitchell Street Plaza works along
the site boundary, creating outdoor retail experiences and
places for relaxation, gathering and entertainment.
•• Improved sightlines and simpliﬁed grade changes to
improve pedestrian orientation and way-ﬁnding.
Based on the above, it is clear that a redevelopment of the site
would have many positive beneﬁts toward the realisation of a
public domain vision for St Leonards.

Furthermore our testing has conﬁrmed that in a Mixed Use
envelope, no additional shadow falls on Mitchell Street Plaza
between 11.30am-2.30pm, which is one of the key urban design
objectives of the Draft 2036 Plan. A commercial building
envelope would naturally be much larger, and therefore would
increase risk of creating additional shadow.

Mixed Use is the only zone that, if
applied, could facilitate a viable future
redevelopment of the subject site. A
true mix of uses can combine to achieve
the public domain revitalisation vision
of the Draft 2036 Plan, by injecting
vibrancy, day and night activity, added
safety and additional character to the
public domain experience of the town
centre.
Prepared by Urbis
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7. Controls proposed in
the Draft 2036 Plan are
most suited to a Mixed
Use built form outcome
The North Sydney Council Planning Study (2015)
of St Leonards/Crows Nest calls for tall towers to
have a slender form to maximise light and space
between buildings.The same Study identiﬁed
the subject site as one of only a handful of ‘tall
building’ sites in the town centre.

The Draft 2036 Plan has taken guidance from Council’s
2015 Study and proposed the following provisions for the
subject site:

The Study also made recommendations for additional planning
controls to shape building envelopes. The objective of this was
to achieve a number of key place-making outcomes, namely:

•• 3m reverse setback to Atchison Street.

•• The increased street setbacks will facilitate widened
footpaths and new linear parks.
•• The nominated street wall heights will frame the public
domain with a low height podium, creating a human scale at
the street and allowing for the slender towers above to be
recessed in the skyline.
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•• Place and built form controls (which make the site conducive
for mixed use tower).
•• 5m setback to Mitchell Street.
•• 3m setback from Paciﬁc Highway.
•• Desired laneway link (either through the site or between the
adjoining site).
•• 5 storey podium height.
The above built form provisions are important to achieve the
desired street character, active uses, sunlight into public places
and a human street scale of buildings.

Developed
Developed Scheme : Massing
Analysis Scheme : Massing Analysis
Residential Envelope

Commercial Envelope

Pacific Street
Highway South
2. 1.
Atchison

1. Pacific Highway South

These controls, however, would reduce the ability to redevelop
the site for commercial-only purposes. Contemporary A grade
oﬃce ﬂoorplates in CBD environments ideally range between
1,500 – 2,000m² in gross ﬂoor area (GFA). This typically
results in bulky tower forms that come to the ground without
above podium setbacks (or very minimal setbacks), in order
to maximise ﬂoor areas and create greatest ﬂexibility to lease
commercial buildings.

2. Mitchell
AtchisonSS
3.

Based on the design and built form
objectives of the Draft 2036 Plan, a
Mixed Use form is the most appropriate
for the subject site, from an urban
design perspective.

Large floor plates are essential to successful commercial
buildings. To deliver such a building at the subject site would
require very minimal to no street setbacks or above podium
setbacks, and would mean the built form provisions suggested
in the Draft 2036 Plan would not likely be delivered.
The diagram above illustrates the difference between an
indicative Commercial-only envelope (bulkier building, less
articulation, less light, less sky visibility) compared to an
indicative Residential/Mixed envelope.

01 Pacific Highway, St Leonards

5. Newlands Park
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8. A mixed-use zone
has the potential to
deliver the greatest
public benefits
Nomination of the subject site as appropriate
for a Mixed Use zone, which could facilitate its
future redevelopment, has the most potential
to deliver the greatest range of public beneﬁts,
compared to the retention of the site in a B3
zone.
These benefits could include:
•• Would facilitate a positive and viable redevelopment of
the subject site.
According to the testing from SGS, the site would remain
unchanged for at least a further 20 years if no zoning
changes take place, which would be a disincentive for nonessential capital investment in the building.
•• Further enhancement of streetscape and public domain
upgrades.
The subject site is key to fulﬁlling the vision for Atchison and
Mitchell Streets, through a purpose-built building design
that extends public spaces and creates more active street
level uses.
•• More slender tower form, and ability to include
generous setbacks from the podium.
This is consistent with the built form principles of North
Sydney Council’s Planning Study, as well as the Draft 2036
Plan, and is only achievable in a mixed use building form.
•• An all-inclusive podium, accessible to the public.
A new podium could contain a mix of uses and spaces that
can satisfy a variety of public needs, such as potential
collaboration spaces, child care/community uses, relaxation
spaces and areas to retreat to in poor weather.
•• More light between towers.
With a reduced tower ﬂoorplate that can be achieved for
residential, compared to commercial, more light and space
between buildings in the vicinity can be created. This would
ensure more daylight to the street is achieved, improving
street level amenity.
•• More equitable view sharing in a clustered area of
towers.
As the site is located in the dense core of the centre,
a reduced tower footprint that can be achieved with a
residential tower, would create more equitable view sharing
for residents in existing towers and for future views from
planned towers in the vicinity.
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•• Achieve good amenity outcomes.
Collaborative eﬀorts with adjacent landowner (617-621
Paciﬁc Highway) has ensured a mixed use outcome could be
accommodated on the site and still achieve ADG amenity
objectives.
•• A strengthening of the desired 18 hour-day economy.
A mixed use concept would contribute to providing new,
ﬂexible, contemporary oﬃce accommodation opportunities
for business, as well as new retail and entertainment
opportunities. Prescribing a minimum non-residential FSR
control ensures the site delivers a reasonable share of the
target future employment space.
•• Deliver on transit-oriented development objectives.
The application of a Mixed Use zone that allows residential
uses, is logical and has strategic merit, given the location of
the subject site between the two rail stations, with a large
frontage to Atchison Street where active day and night retail
uses are desired. Adding residents in this location would
help to sustain the local retail economy that would, in turn,
support the achievement of the goals to create a more
vibrant town centre environment.
Over and above these beneﬁts, Stockland has submitted a
Planning Proposal seeking LEP Amendments (the application
was made prior to release of the Draft 2036 Plan, and therefore
was aimed at aligning with the Interim Statement and North
District Plan). As part of that application, Stockland made
significant offers to deliver public benefit, including:
•• Opportunity to deliver and/or dedicate space for a
community facility (for example, the indicative concept
design submitted with the Planning Proposal included
1,858m² of ﬂoor space as a child care facility).
•• Ability to deliver up to 10% aﬀordable housing (subject to
viability in accordance with the GSC's policy).

Conclusion

St Leonards as a place has enormous positives
and potential. With a new Metro station at Crows
Nest, together with the existing rail service, it is
set to become one of the most connected centres
in Greater Sydney.
With direct rail links connecting St Leonards to the three largest
employment CBD’s in Sydney, it is a highly desirable place to live.
This, coupled with its proximity to open space, health and education
facilities, and the vibrant Crows Nest retail strip, means St Leonards
has everything in close proximity.
This desirability does, however, place pressure on the existing lowerscale residential and heritage character areas, which are prioritised
to be protected. Incentivising higher-density development in the right
locations in St Leonards is essential to help protect and preserve those
more sensitive parts of the locality.
Our analysis reveals that the subject site has equal or better potential
as a Mixed Use site compared with the other Signiﬁcant Sites identiﬁed
in the Draft 2036 Plan. It also establishes that retaining the current
B3 zoning would constitute an economically unviable redevelopment
prospect for the site in the future, for at least the next 20 years. This
is in direct contrast with its nomination as a Signiﬁcant Site in the
Draft 2036 Plan, which establishes an expectation that the site will be
redeveloped with substantial density and height (given this location
would have least impact on nearby lower-scale areas).
Conversely, application of a Mixed Use zone would not only facilitate
a viable future redevelopment opportunity, but it would pass the
strategic merit test as it would mean the upper jobs target for the area
can still bet met (and exceeded).
Under the current Draft 2036 Plan, the site at 601 Paciﬁc Highway
would become an unfortunate land use anomaly in the rapidly
changing character of St Leonards; a commercially zoned site
surrounded entirely by mixed use (predominantly residential) towers.

Tall stand-alone oﬃce towers are not desirable in this market, or
ﬁnancially feasible for owners and investors in St Leonards. The
Departments own analysis carried out by SGS, has conﬁrmed this fact
in their feasibility testing in the short through to the long term.
The paradigm shift for delivery of signiﬁcant commercial ﬂoorspace
in St Leonards is widely recognised as having evolved to favour a
mixed use conﬁguration. Part of the economic solution for St Leonards
should focus on attracting tenants with synergies with the health
sector to create a strong cluster of related commercial operations.
There is also a stated need to engender start-up's, emerging business
and innovative employment. These types of users are most attracted
to oﬃce accommodation in mixed use buildings, refurbished premises,
informal work environments and reinterpreted uses.
A future redevelopment of the subject site at 601 Paciﬁc Highway
presents an opportunity to meet the needs of a range of commercial
tenants. It would also have the ability to become an attractive place
for a community of future workers, residents and visitors that would
appreciate it as a key part of a new St Leonards that oﬀers a depth and
quality of lifestyle. All of this relies on the right planning controls to
facilitate and enable its redevelopment and renewal.
This submission requests the Department aﬀord the site the same
opportunities as have been proposed for comparable Signiﬁcant
Sites in the town centre. Based on the exhibited material, there is no
planning, design or economic reason why the site should not be
nominated for a B4 Mixed Use zoning.
This submission, together with the Planning Proposal currently under
assessment, has demonstrated that application of a B4 Mixed Use
zone for the the site has strong site and strategic merit.
While the directions and vision in the Draft 2036 Strategy are clear
and sound, and largely supported, failure to accept the advice of the
Department's independent experts is both unfounded and unjustiﬁed.
Accordingly, we request the Draft 2036 Plan be amended to nominate
the site to be rezoned to B4 Mixed Use.
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