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SUBMISSION – ST LEONARDS AND CROWS NEST 
DRAFT PLANNING PACKAGE 
This submission is prepared on behalf of CV Crows Nest Fund Project Pty Ltd 
(landowner), owners of a consolidated site comprising commercial building 
at 270-272 Pacific Highway, Crows Nest; a commercial building at 2 Bruce 
Street, Crows Nest and a residential dwelling at 77 Sinclair Street, 
Wollstonecraft (subject site).  

The subject site, shaded red in Figure 1, is in the St Leonards and Crows Nest 
Priority Precinct (precinct) that is currently on public exhibition. 

Figure 1: Aerial view of subject site 

 

 

This submission is supported by the following documents: 

Employment & Feasibility Study – Hill PDA Consulting (November 2018) 

Urban Design Study – AE Design Partnership (December 2018) 

Letter from Mater Hospital. 
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1. BACKGROUND 
The subject site is an irregular shaped parcel of land that has a combined 
area of 4,354m2 and is less than 400m from the nearest entry to the Crows 
Nest Metro Station. The site has a primary frontage to Pacific Highway and 
secondary frontages to Sinclair Street and Bruce Street. 

The Pacific Highway site is occupied by a 4-storey commercial building 
comprising 44 individual strata suites. The landowner has gone to 
considerable effort to purchase all the suites in the Strata Plan to form a 
consolidate site that has the potential to become one of the largest 
development sites in the precinct.   

It has taken more than five years to consolidate the 44 strata commercial 
units at 270 -272 Pacific Highway, even with the benefit of the Strata 
Redevelopment Act which was passed in the NSW Parliament in 2016. 

2. ST LEONARDS & CROWS NEST 2036 DRAFT PLAN  
The subject site is located within the area along Pacific Highway that is 
identified in the St Leonards & Crows Nest 2036 Draft Plan (2036 Draft Plan) as 
the “focus of development”. 

Proposed changes to Planning Controls relevant to the subject site can be 
summarised as follows: 

Height of buildings to be increased from 5 storeys (16m) to 8 storeys  

Floor Space Ratio (FSR) to be 3.7:1. Currently there is no FSR applying to the 
subject site. 

Non-residential FSR to be increased from 0.5:1 to 2:1 

Street wall height along Pacific Highway to match adjoining heritage storey 
street wall height. 

Street setback from Pacific Highway is to be 0 metres. 

3. CONCERNS AND RECOMMENDATIONS 
Having due consideration to the subject site, the following concerns are 
raised and recommendations provided in relation to the 2036 Draft Plan; 

3.1 No southern health and education precinct 
An assessment of the employment targets in the 2036 Draft Plan by Hill PDA is 
appended to this submission. The report demonstrates: 

§ There is a projected need for an additional 187,000m2 of commercial 
floor space in St Leonards Crows Nest to 2036; 

§ Development constraints such as heritage, strata ownership and 
building mean that the precinct currently has capacity to deliver only 
around 133,000m2 of new floor space; and 
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§ Taking into account the loss of existing commercial floor space 
through demolitions (close to 95,000m2), there is likely to be a shortfall 
of around 149,000m2. 

The Hill PDA report goes on to say: 

A background report to the 2036 Draft Plan entitled Strategy Employment 
Review prepared by SGS Economics dated May 2017 highlighted the 
importance of health jobs, clustered around the Royal North Shore and 
Mater Hospitals. The report notes that in health precincts, hospitals not 
only accommodate a significant employment on-site, but also 
underpinning a cluster of allied health business on surrounding sites. 
Further, the report states that  

If the right partnerships could be struck with health researchers, 
institutes and other allied health organisations, there are opportunities 
for highly skilled jobs associated with health and education to grow in 
the Artarmon-St Leonards-Crows Nest Precinct. These jobs are already 
located across the Precinct and there are significant assets in the 
form of the Royal North Shore Hospital (including the Private Hospital), 
Mater Hospital and the Northern Sydney Institute of TAFE with which 
to anchor future growth opportunities. 

It is important to acknowledge that this initiative will not just generate 
health or education jobs; it should help to create a variety of support 
services and businesses that can leverage off the increased presence 
of health and education services. This includes retailers, health 
product manufacturers, IT suppliers and wholesalers – many of whom 
already have a presence in Artarmon, St Leonards or Crows Nest. 

The Employment Review report proposed a health related employment 
hub in the vicinity of the Mater Hospital which incorporated the site. 

The 2036 Draft Plan makes no comment or reference to a health precinct 
associated with the Mater Hospital and the concern is that when this is 
considered in the context of an overall shortfall of around 149,000m2 of 
commercial floor space in the precinct, the failure to provide incentives for 
development of a health precinct associated with the Mater Hospital will be 
a significant impediment to attainment of forecast job numbers for the 
precinct. 

As identified in North Sydney Council’s St Leonards and Crows Nest Planning 
Study – Precincts 2 & 3 sites that have the potential to significantly change the 
area should be identified as master plan sites. The Study goes to say “A 
master plan can provide some design flexibility to identify a broader range of 
opportunities for the precinct than can be envisaged under this study”.  

The landowner and Mater Hospital have taken a collaborative approach to 
undertaking background investigations into the benefits of developing a 
master plan for a health and education precinct in the southern portion of 
the St Leonards and Crows Nest precinct boundary. The results of this 
preliminary work indicates a willingness to work together on developing a 
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future medical precinct in the area leveraging off the Mater Hospital’s 
presence (refer attached letter).  

A master plan process will allow for greater modelling and detailed design to 
be undertaken to ensure the impacts of any future development is 
considered and adequately addressed with greater certainty in relation to 
job numbers. 

This type of forward planning will ensure that sufficient land is allocated to 
meet future demand and needs of the broader community. 

Recommendation 

The 2036 Draft Plan be amended to identify a Southern Health and Education 
precinct that includes the subject site at the northern end and the Mater 
Hospital at the southern end.  

This area would have no heights or FSR and instead would be the subject of a 
State led master plan design review process similar to what is proposed in the 
Revised draft Rhodes Precinct Plan. Following development of a character 
area master plan, proposed development will be subject to a rigorous 
assessment process, including a Design Excellence Competition and review 
by the State Design Review Panel, to determine appropriate building heights, 
floor space ratio and all other design details for the sub-precinct. 

3.2 No additional job numbers from subject site 
There are a limited number of potential sites in the precinct to deliver real job 
growth and the subject site is considered to be a significant site that can help 
deliver this desired outcome. 

The Hill PDA report has considered the potential for the subject site to 
contribute to the delivery of commercial floors pace having regard for: 

§ the planning controls that are proposed for the site in the 2036 Plan; 

§ The planning principles in the 2036 Plan including the desire to reduce 
building height at the fringe of the precinct and minimise the loss of 
sunlight to existing residential areas. 

The key finding of the report is the proposed FSR of 3.7:1 for the subject site will 
generate no increase in job numbers because the commercial floor space of 
the existing building on the subject site is equal to the proposed minimum 
commercial FSR component of 2:1.  

In addition, at 3.7:1 FSR the site is not viable for redevelopment because the 
development margin has been determined by Hill PDA to be at a loss of – 
6.3%. The building will most likely return to being individual commercial strata 
suites and the opportunity to redevelop a significant site and contribute to 
jobs growth will be lost.  

The Hill PDA report details a number of scenarios where the subject site can 
be redeveloped to make a significant contribution to the job growth targets. 
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Using conservative dollar per sm site values, the FSR’s required to support 
redevelopment are significantly greater than the height and FSR allowances 
set out in the draft plan. The highest and best use today is as individual strata 
lots. If sold off then time and cost to reconsolidate would prohibit any chance 
of redevelopment in the future. As it is one of only two significant size sites in 
Crows Nest, this would represent a significant lost opportunity to develop 
future employment close to the new metro station and proximate to the 
Mater Hospital 

The analysis also demonstrates how a total of up to 2,200 jobs can be 
achieved on the site that will make a substantial contribution towards the 
Greater Sydney Commissions employment targets in the North District Plan. 
This analysis has been advised by AE Design Partnership based on their design 
modelling and solar access reviews contained in their Urban Design Study 
that is appended to this submission. 

Recommendation  

The 2036 Draft Plan be amended to identify a Southern Health and Education 
precinct as detailed in Section 3.1 above. 

3.3 Subject site not recognised as being significant 
A detailed ‘Susceptibility to Change Analysis’ undertaken by AE Design 
Partnership (refer attached report) demonstrates there are only six (6) sites 
within the precinct that are susceptible to change pursuant to the proposed 
changes in the 2036 Draft Plan. The subject site is one of the lots identified as 
being susceptible to change.  

Indicative massing heights proposed for the subject site by AE Design 
demonstrate consistency with area wide design principles and in particular 
solar height planes. 

Economic analysis undertaken by Hill PDA identified that 1,200m2 + floor 
plates are desirable for commercial development within the area. Preliminary 
building envelope design by AE Design Partnership demonstrates the subject 
site can accommodate commercial floor plates greater than 1,200m2. 

The subject site has been assessed against the criteria for a significant site and 
meets the criteria as detailed in the Urban Design Report. Furthermore, the 
report details how development of the subject site as a significant site will not 
detrimentally impact on the natural and built environment because: 

§ Massing analysis by AE Design suggests minimal canyon effect; 

§ Retail and Entertainment Precinct in Crows Nest is enhanced by the 
increase in employment potential generated on the site; and  

§ No overshadowing impact on the Holterman Heritage estate to the 
east of Crows Nest and only 15 minute impact on the “residential 
outside boundary” that can be eliminated through detailed design. 

§ Potential for substantial improvements to the public realm. 
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Recommendations 

The 2036 Draft Plan be amended to identify the subject site as a Significant 
Site.  

3.4 No recognition of amalgamated sites 
A key to the success of precinct planning can often rely on the number of 
significant sites that are able to be redeveloped, particularly where there are 
significant job numbers forecast as part of the future growth of the precinct. 

As discussed earlier, the ‘Susceptibility to Change Analysis’ undertaken by AE 
Design Partnership shows there are only six (6) sites that are identified as 
susceptible to change in the near future. Based on these findings, Hill PDA 
“suggests that the precinct is likely to fall well short of expectations” when it 
comes to the capacity for jobs from non-residential development. 

This analysis suggests much more needs to be done to incentivize the creation 
of sites that will create significant non-residential floor space to meet the 
demand for St Leonards and Crows Nest by 2036.  

Recommendations 

The 2036 Draft Plan be amended to include incentives for the creation of 
amalgamated sites.  

4. CONCLUSION 
Having regard to the comments made in this submission, the owners of land 
at 270-272 Pacific Highway Crows Nest request consideration be given to the 
following recommendations: 

1. The 2036 Draft Plan be amended to identify a Southern Health and 
Education precinct.  

2. The 2036 Draft Plan be amended to identify the subject site as a 
Significant Site. 

3. The 2036 Draft Plan be amended to include provisions that incentivize the 
amalgamation of sites. 

We look forward to your consideration of this submission and if you wish to 
further discuss any matter in this submission please do not hesitate to contact 
me directly on 0403 242 926 or tony@polvere.com.au. 

 

Yours sincerely  

 

 
Tony Polvere 
Director 


