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1 Introduction 
 

This submission has been prepared by KEYLAN Consulting Pty Ltd and Mayoh Architects on 

behalf of Taverns Holding Pty Ltd (Taverns Holding) in relation to its site in response to the 

Department of Planning and Environment’s (Department) exhibition of the Draft Plan 2036 

(Draft Plan) for St Leonards and Crows Nest. 

 

The Draft Plan is on public exhibition until 8 February 2019. 

 

This submission has been prepared specifically in relation to Taverns Holding’s site at 75-83 

Christie Street, St Leonards (the Site) (Figures 1 – 2). 

 

This submission is supported by an Architectural Design Report prepared by Mayoh 

Architects, that provides a detailed analysis on key aspects of the Draft Plan and an alternate 

mixed use scheme for the site (Appendix 1). 

 

We have undertaken a detailed review of the Draft Plan and generally support the key themes 

and principles. However, the analysis in this submission concludes that the proposed built 

form controls for the site do not result in an appropriate planning or built form outcome to 

achieve the objectives and key design principles of the Draft Plan. 

 

In summary, the purpose of our submission is to seek the following amendments to the Draft 

Plan as it relates to the site: 

 

• the inclusion of the site as a Significant Site as identified in the Draft Plan 

• an increase in building height up to 43 storeys 

• increase overall Floor Space Ratio (FSR) to support a 43 storey mixed use building which 

maintains a non-residential FSR of 8:1 

• permitting residential uses on the site 

 

These above proposed amendments are supported by the alternate scheme for the site, 

which demonstrates a superior planning and built form outcome for the site and surrounding 

properties. 
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Figure 1: The site (Base Source: Googlemaps) 

The site is approximately 930m2 and has frontage to Christie Street, Atchison Street and 

Atchison Lane, St Leonards. The site is located 60 metres east of the entry into the St 

Leonards Train Station (Figure 3). The site is currently occupied by 3 x 2 storey buildings, 

consisting of a hotel, Australia post office and commercial building. 

 

The site is currently zoned B3 – Commercial Core pursuant to North Sydney Local 

Environmental Plan 2013 and is surrounded by commercial, retail and mixed use 

developments ranging from approximately 18 storeys to +20 storeys.  

 

 
Figure 2: Site as viewed from corner of Christie Street and Atchison Street, St Leonards (Source: Mayoh Architects)  
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Figure 3: View of entry into St Leonards Train Station from the site (Source: Mayoh Architects)  

1.1 Background 

 

Relevant chronology of site’s recent planning history is as follows:  

 

• In 2014-2015, other parties had preliminary discussions with North Sydney Council 

regarding a mixed use tower on the site. 

• In 2016, Mayoh Architects commenced analysis and design studies and arranged a 

preliminary meeting with Council, however this was cancelled in favour of a meeting with 

the Department of Planning and Environment and Council in response to the preparation 

of the Priority Precinct for St Leonards, requesting the site be considered for higher 

density. 

• In May 2018, the owner and Mayoh Architects met with Council to establish the rational 

for some St Leonards planning proposals progressing. It is understood the planning 

proposals which were consistent with Council’s Strategic Plan, created before the 

Department’s Priority Precinct and the announcement of the Metro, were recommended 

by Council to proceed. 

• The relevant planning proposals include 617-621 Pacific Highway and 100 Christie 

Street, St Leonards which seek increased height and the introduction of residential uses. 

Both sites are zoned B3 Commercial Core in which residential uses are prohibited. Both 

planning proposals adjoin the site. 
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1.2 Existing Strategic Context 

 

The site is strategically located in the commercial core of St Leonards, approximately 60 

metres east of St Leonards Train Station. The site adjoins 2 Council led planning proposals 

for increased building height and the introduction of residential uses within the B3 

Commercial Core zone. 

 

The site is also within close proximity to approved mixed-use tall buildings south of the Pacific 

Highway, including:  

 

• 84-90 Christie Street (JQZ development) 

• 472-494 Pacific Highway (Mirvac development) 

• 496-498, 500, 504-520 Pacific Highway (New Hope Development) 

• 15-25 Marshall Avenue (Loftex development), as detailed in Figure 1 and Appendix 1 

 

1.3 Emerging Strategic Context  

 

The Draft Plan envisages St Leonards as a: 

 

• safe, active and vibrant precinct full of day and night time activities around and between 

the stations;  

• revitalised precinct through a balance of commercial and residential development;  

• place where people are proud to live and work;  

• place for people to meet, social and relax;  

• precinct with quality and direct walking and cycling routes;  

• place exhibiting design excellence that picks up the best elements of the precinct;  

• place where density is controlled around St Leonards and is concentrated around 

transport nodes; and  

• a place where a range of housing options for renting and buying are available.  

 

Following the desired emerging character of St Leonard, the Draft Plan identifies 2 significant 

sites within close proximity to the site, being on the corner of Atchison and Mitchell Streets 

and the corner of the Pacific Highway, Atchison Street and Mitchell Street. These sites are 

identified for further investigation for additional building height.  

 

The Draft Plan also identifies further sites as being appropriate for additional building height 

for other sites zoned B3 Commercial Core, adjacent to the site. 617 - 621 Pacific Highway 

and 100 Christie Street are identified as planning proposal sites and include the introduction 

of residential uses.  

 

  



 

Christie Street Submission– Draft St Leonards Crows Nest Planning Package 2036 | 8 February 2019 8 

2 Key issues outlined in this submission  
 

This submission raises the following issues with the following aspects of the Draft Plan:  

 

• the built form controls nominated are not appropriate, the FSR and building height should 

be increased 

• a residential component should be permitted as demonstrated in the accompanying 

Architectural Design Report 

• the existing development at 2-4 Aitchison Street (adjoining the western boundary) is not 

an impediment to the future redevelopment of the site 

• the site should be identified as a Significant Site; 

• building separation can be achieved as required under the ADG in excess of other 

approvals or proposals elsewhere in the precinct 

• design excellence can be achieved 

 

2.1 Guiding Design Principles - Built Form  

 

Floor Space Ratio (FSR) and Building Height 

 

We raise serious concern with the proposed built form controls within the Draft Plan as they 

relate to the site. 

 

 
Figure 4: The site is strategically located to support increased height and density (Source: Mayoh) 

The Draft Plan introduces a FSR and building height which will significantly impact on the 

redevelopment potential of the site and its ability to contribute to the future activation of St 

Leonards as a critical site with an ability to provide employment and housing is very close 

proximity (60 metres) to a major public transport node. 
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We note, there is currently no FSR applicable to the site and the proposed building height 

does not result in an increase in building height as detailed in Table 1.  

 
 

Control  

 

Current  

 

Draft Plan 2036  

 

FSR (overall)  

 

Nil  

 

8:1  

 

Non-residential FSR  

 

Nil  

 

N/A 

 

Height  

 

49m 

(approximately 16 storeys)  

 

16 storeys 

(approximately 48m)  
Table 1: Summary of current and proposed controls (Base Source: Draft Plan 2036)  

The Draft Plan states (BOLD our emphasis):  

 

…To achieve the Greater Sydney Commission’s vision for St Leonards to be a growing 

office market in the future, the draft plan proposes a cluster of high density mixed 

use development between St Leonards and Crows Nest Station. This is a logical 

place for increased density from transit-orientated development perspective and the 

accessibility of this location is attractive to business. There are other benefits of 

dense mixed use in this location for achieving the (GSC) jobs target. The amenities 

that come with new apartment buildings such as public domain improvements, 

ground floor retail and other activities support high density living are also attractive 

to knowledge sector groups. New offices and apartments together in this 

concentrated pocket of mixed-use will create a vibrant, high amenity atmosphere 

and ensure the area between the station is lively during the day, in the evenings and 

on weekends… 

 

The site is strategically located 60m to St Leonards Station, with the alternative proposal fully 

consistent with this key objective of the Draft Plan. In addition, the site is also identified as 

an area requiring activated streets to cater for high pedestrian movement. 

 

The site has the ability to deliver a mixed use development to meet the envisaged future 

employment targets as well as creating a vibrant, high amenity atmosphere throughout the 

day, evening and on the weekends through complimentary residential uses. The proposed 

alternate mixed use scheme will achieve the Government’s vision for St Leonards as provided 

above because it: 

 

• proposes high density mixed use development between the St Leonards Station and 

Crows Nest Station with up to 250 new jobs 

• is an accessible location, being 60m from St Leonards Train Station 

• proposes improved amenity through public domain improvements including commercial 

and retail ground floor activation and street tree plantings 

• introduces additional commercial, hotel uses and residential accommodation which will 

create be used throughout the day and night and on weekends 

 

Recommendation 

 

1. Increased building height (43 storeys) and FSR controls considered for the site given the 

adjoining site context and the adjoining planning proposals, surrounding significant sites 

and approved tall buildings on the southern side of the Pacific Highway 
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2.2 Land Use  

 

Retention of employment generating land 

 

The alternate development schemes and analysis prepared by Mayoh Architects 

demonstrates the commercial FSR of 8:1 as per the draft controls and commercial building 

height applying to the site can be retained. This will: 

 

• protect the range of employment opportunities available within St Leonards 

• contribute to the mixture of commercial spaces available 

• retain the B3 Commercial Core zone on a site which is highly accessible 

 

The retention of the commercial FSR on the site is demonstrated in the alternate scheme 

and amendment to the built form controls will contribute to the Draft Plan’s land use vision 

as:  

 
…an employment hub – providing 16,5000 additional jobs over the next 20 years to support 

a growing and evolving economy, with opportunities for employment in the industrial, 

professional, creative, retail, health and education sectors… 

 

The retention of an 8:1 commercial FSR far exceeds the 4.25:1 and 4.75:1 FSR commercial 

FSR included in the planning proposals for 100 Christie Street and 617-621 Pacific Highway. 

In addition, the proposed residential component will support night time activity, safety and 

economic development of the precinct, consistent with well accepted Transit Orientated 

Development (TOD) Principles and objectives of the draft Plan. 

 

The alternate scheme also demonstrates residential uses can also be incorporated 

successfully in the proposed redevelopment. The alternative scheme is subject to the 

increased built form controls and residential use allows for the sustainable redevelopment 

of the site.  

 

2.3 Adjoining Development 2-4 Aitchison Street 

 

We note the Department raised specific concern with the relationship of the site and the 

adjoining 18 storey mixed use development, at 2-4 Atchison Street, St Leonards (DA173/98) 

(refer to Figure 5) in terms of the building separation required under the ADG.  

 

This mixed-use building is constructed to the shared common boundary with the site. We 

have reviewed the conditions of Development Consent for DA 173/98 in the context of this 

submission and in particular the alternative scheme for the site. We note that the 

Development Consent always anticipated that the site would likely by subject to minimal 

setbacks and possible a nil boundary setback given its strategic context and location. 

 

In this regard, the Development Consent identifies this development cannot obtain access to 

light and ventilation as required by the BCA from the western façade. We understand this 

may have been imposed by North Sydney Council to ensure the future redevelopment of the 

site was not compromised.  

 

The supporting analysis demonstrates the proposed relationship to this building is superior 

than that of a proposal under the current or indeed proposed controls under the Draft Plan. 
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Figure 5: View of site and 2-4 Atchison Street from Sergeant Lane (Source: Mayoh Architects)  

The proposed alternate scheme provides for a setback from the building at 2-4 Atchison 

Street’s western façade, as required by the ADG as demonstrated in Figure 6 and Figure 7. 

We believe this is a significant amenity benefit to the adjoining development compared with 

the current controls which permit our site to have a zero setback to this shared boundary. 

 

 
Figure 6: Separations diagram for the site and surrounding sites (Source: Mayoh Architects)  
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Figure 7: Residential building separations (Source: Mayoh Architects)  

 

2.4 Significant Sites 

 

Significant sites play a role in defining areas within St Leonards where higher density 

developments are suitable. Significant sites are: 

 

• consistent with the vision, area wide principles and design criteria of the draft plan;  

• in accessible locations;  

• deliver exceptional design quality;  

• provide a mixture of land uses;  

• do not create unreasonable environmental impacts such as overshadowing of recreation 

areas and residential properties; and  

• provide genuine benefits to the community. 

 

Our analysis concludes that the site should be identified as a Significant Site. The table below 

demonstrates the site is consistent with the vision, area wide design principles and design 

criteria as outlined in the draft plan. The key findings of the table below demonstrate that the 

Site:  

 

• is highly accessible - within 60m of the St Leonards Train Station 

• is in an area recognised by Government as undergoing change to a vibrant and active 

precinct 

• can retain the planned commercial FSR of 8:1 and support residential uses 
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• is capable of resulting in a quality development which will exhibit design excellence with 

the appropriate planning controls 

• is capable of a superior built form outcome in relation to the interface with the adjoining 

property at 2-4 Atchison Street 

• achieves appropriate residential separations to all surrounding properties 

• does not add shadow to public open spaces nominated in the Draft Plan for sunlight 

protection 

 

 
Figure 8: The proposed site is well located as a Significant Site (Source: Mayoh) 

 



 
 

Design Criteria  Consideration of alternative scheme and new proposed planning controls  

(as recommend in this submission)  

Consistency with the vision (page 4)  Place – A vibrant community  

 

The site will contribute to the increase in the activity and vibrancy in St Leonards during and after core 

business hours through the provision of commercial and new residential uses.  

Landscape – A greener place 

 

The site will contribute to green spaces on-site through the provision of street trees and the 

implementation of green spaces in communal spaces within the tower  

Built Form – A well-designed place  

 

The design of the site will be the highest quality, respecting and enhancing the existing local and 

character of the area and this will be achieved through the design excellence process 

Land use - An employment hub 

The redevelopment of the site as proposed in the alternate scheme will further contribute to additional 

jobs with opportunities for employment through the retention of commercial land. The alternate 

scheme is estimated to create approximately 250 jobs.  

Movement – An accessible place  

 

The site is located on an important street intersection along he nominated ‘station to station’ 

pedestrian link which will utilise Sergeants Lane and Atchison Street as a primary pedestrian 

movement path.  

 

The site is within 60m of the St Leonards train station and within close proximity to bus services 

available along the Pacific Highway. The redevelopment of the site will contribute to an improved place 

to walk through with the provision of improved pedestrian pathways and awnings creating a pleasant 

space for the community to wait to cross the street towards the train station  

Consistency with the area wide design 

principles (page 10)  

Meet solar height planes in this Plan (identified in figure 11 on page 26). 

 

The analysis provided in this submission demonstrates the Christie Street Park and other public spaces 

will not be overshadowed as a result of a higher FSR and building height on this site and would not 

unreasonably overshadow residential properties. 
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Design Criteria  Consideration of alternative scheme and new proposed planning controls  

(as recommend in this submission)  

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

buildings. 

 

The redevelopment of the site will create a quality streetscape through appropriate street wall heights 

which respond to the human scale. The proposal will also provide a transition in building height and 

setbacks to respond to the scale of the street and in response to the requirements of SEPP 65 and the 

ADG. 

Acknowledge key views and vistas such as key long distance vistas which offer sky views, and vistas 

where a building may terminate the view. 

 

The proposal will not unreasonably detract from key view lines and vistas within St Leonards. It is noted 

the current controls for the site would permit a wider, bulky building envelope than that which is 

proposed. The building envelope permitted currently, would not permit view sharing through the site. 

Avoid a monolithic street wall effect through the distribution of higher buildings. 

 

Monolithic street wall effects will be avoided in the future design and this will be achieved through the 

design and participating in the design excellence process  

Transition heights from high rise areas down towards existing lower scale areas, including areas not 

proposed for height changes, and Willoughby Road. 

 

The redevelopment of the site will have regard to transition in building height and given the location of 

the site, it will not impact lower scale areas. The proposed alternate 43 storey height sits between the 

adjacent 50 storey and 36 storey planning proposals.  

Consistency with the design criteria of 

the draft plan (page 11)  

Place, Landscape, Built Form, Land use 

and  

Movement 

They key principles relevant to the site which the proposed redevelopment will achieve include:  

 

• provides for employment land uses  

• no additional overshadowing of public open spaces and important places 

• provision of new street trees and improving the overall tree coverage in the area  

• improved pedestrian space and amenity at ground level of the key intersection  

• cumulative impacts of a new development will not unreasonably impact surrounding sites with 

regards to overshadowing, wind and view loss  

• high on-site amenity  

• encourage the use of public transport given the close proximity to St Leonards Train Station and 

bus services available on the Pacific Highway  
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Design Criteria  Consideration of alternative scheme and new proposed planning controls  

(as recommend in this submission)  

Undertake a design excellence process  The future proposal will be of a high quality and will participate in a design excellence process to 

demonstrate this  

 

Sustainable, walkable and liveable city  The proposal is within 60m of the St Leonards Train Station and is identified as a pedestrian spine in 

the draft plan. The site is in an ideal location to provide for commercial and residential uses. The 

alternate design controls will assist in the achievement of the Draft Plan’s Movement Vision: “an 

accessible place – an attractive and easy place to walk, cycle and move through, with improved local 

and regional connections” as it will make provision for awnings and enjoyable spaces for people to wait 

on their way to the train station and other areas within St Leonards.  

 

Meet solar height planes in this plan The analysis provided in this submission demonstrates the Christie Street Park would not be 

overshadowed as a result of a higher FSR and building height on this site and would not unreasonably 

overshadow residential properties. The alternate scheme meets the solar height plans in the Draft 

plan.  

 

Manage cumulative overshadowing 

impacts on significant sites in the area. 

Consider actions and recommendations 

in the draft plan 

The analysis provided in this submission demonstrates the alternate scheme with an increased FSR 

and height would not unreasonably overshadow significant sites in the area. The shadow analysis 

provided demonstrates the shadow cast will be slender and move quickly due to the modest size of the 

proposed alternative tower floorplate (which is approximately 600m2).  

 

Respond to street character and 

surrounding heritage items and/ or 

areas when determining street wall 

height, awnings at ground and upper 

level setbacks  

The proposal will exhibit design excellence by responding to the street character and surrounding 

heritage items. The proposal will respond to the human scale and provide for a high level of amenity 

through the provision of community benefits including awnings and additional street trees.  

Exemplary street level activation and 

contribution to the public domain with 

ground level setbacks, plazas or similar  

The proposal will contribute to the activation of the street level during the day and night through the 

provision of commercial and residential uses which will ensure the precinct enjoys increased activation 

through pedestrian activity. The existing on-site tavern is proposed to be retained within a new 

premises at street level.  

 

Have a positive impact on the area’s key 

view lines and vistas, with consideration 

of a visual marker of an important place 

The proposal will not detract from key view lines and vistas within St Leonards. It is noted the current 

controls for the site would permit a wider, bulky building envelope than that which is proposed. The 

building envelope permitted currently, would not permit view sharing through the site.  
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Design Criteria  Consideration of alternative scheme and new proposed planning controls  

(as recommend in this submission)  

Slender towers (smaller floor plate) to 

avoid bulk  

The proposed alternate scheme incorporates a slender tower and small floor plate to avoid bulk  

Make significant improvements to the 

public domain and local infrastructure 

The proposed scheme accompanying this submission includes quality spaces for pedestrians to use 

while they are moving within St Leonards  

 

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). 

The design of the site will be the highest quality and this will be achieved through the design excellence 

process. The redevlopemt will have regard for setbacks and height to respond to the scale of the street 

and the requirements of SEPP 65 and the ADG.  

Avoid unreasonably constraining 

development potential of neighbouring 

sites. 

The site to the immediate east 2-4 Atchison Street is already developed and strata titled. The site to the 

immediate north, on the opposite side of Atchison Lane is also already developed. The proposed 

controls as we see will unreasonably constrain the redevelopment of the subject site.  

The alternate planning regime for the site (as proposed in this submission) will lead to a vastly 

improved interface between these 2 sites as demonstrated through the attached Architectural Design 

Analysis and alternate scheme which includes provision for a side boundary setback to the proposed 

tower in place of a nil setback.  

 

Tree canopy planting or other 

landscaping in public spaces on site. 

The site will contribute to green spaces on-site through the implementation of green spaces in 

communal spaces and additional street tree plantings  

 
Table 2: Demonstration the site can satisfy the Significant Site Design Criteria (Base Source: Draft Plan 2036)  



 
 

Recommendation 

 

2. The site be included as a significant site with the proposed additional height, FSR and 

land uses as outlined in this submission 

 

3. The site be permitted to have a component of residential use to activate and create a 

lively precinct both during and after core business hours  

 

2.5 Architectural Context  

 

The site is located in the heart of St Leonards and is within an area which is identified as a 

precinct which needs vibrancy and activation. The site is already used for commercial 

purposes which are in use both in the day and night.  

 

The alternate architectural scheme and the Architectural Analysis undertaken as part of this 

submission demonstrates: 

 

• proposed scheme can retain commercial core uses as the site’s primary use (FSR of 8:1 

commercial core) 

• the site can accommodate a higher building with hotel component and residential above 

(via Schedule 1 amendment to the North Sydney LEP 2013) 

• SEPP 65 and the Apartment Design Guide (ADG) can be achieved noting the approval at 

2-4 Atchison Street will not restrict the redevelopment of the site, building separation can 

be achieved 

• the cumulative impacts associated with the proposal will be acceptable, and particular 

consideration has been provided to the likely overshadowing/solar height plane 

• the proposed alternate scheme will achieve quality built form outcomes 

• will provide for additional job opportunities, pedestrian amenity, contribute to the 

precinct’s vibrancy and contribute to the local day/night time economy 

 

SEPP 65 / Apartment Design Guide (ADG) compliance – building separation  

 

The location of the site and its immediate context is a critical consideration in its future role 

and contribution to the future of St Leonards Centre. 

 

We note the Department raised specific concern with the relationship of the site and the 

adjoining 16 storey mixed use development, at 2-4 Atchison Street, St Leonards (DA173/98) 

in terms of the building separation required under the ADG.  

 

This mixed-use building is constructed to the shared common boundary with the site. We 

have reviewed the conditions of Development Consent for DA 173/98 in the context of this 

submission and in particular the alternative scheme for the site. We note that the 

Development Consent always anticipated that the site would likely be subject to minimal 

setbacks and possible a nil boundary setback given its strategic context and location. 

 

In this regard, the Development Consent identifies this development cannot obtain access to 

light and ventilation as required by the BCA from the western façade on the shared boundary. 

We understand this was imposed by North Sydney Council to ensure the future 

redevelopment potential of the 75-85 Christie Street site was not compromised.  
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The relevant extract of Development Consent DA173/98 for 2-4 Atchison Street is provided 

in Appendix 2 and we highlight Condition 9.  

 

The supporting analysis demonstrates the proposed relationship to this building is superior 

than that of a proposal under the current or indeed proposed controls under the Draft Plan. 

 

The proposed scheme provides for a setback from the building at 2-4 Atchison Street’s 

western façade. We believe this is a significant amenity benefit to the adjoining development 

compared with the current controls which permit our site to have a zero setback to this 

shared boundary. Importantly, the proposed alternate scheme proposes residential use only 

at a height above the building height of 2-4 Atchison Street.  

 

Design excellence can be achieved on the site. The alternate scheme demonstrates the 

proposal responds to the streetscape, makes provision for high quality communal open 

space, provides for community benefits, and is appropriate in its form and mass.  

 

The alternate scheme demonstrates the redevelopment of the site for a mixed-use 

development and achieve design excellence as:  

 

• it achieves a high standard of architectural design;  

• appropriate materials would be used to support the building type and these will be 

appropriate to the site location;  

• the form and external appearance of the building will improve the quality and amenity of 

the public domain; and  

• the proposal can achieve sustainable design principles in terms of sunlight, natural 

ventilation, wind, reflectivity, visual and acoustic privacy, safety and security: 

 

“a well-designed place – new buildings that model the highest quality design, respecting and 

enhancing the existing local character of the area” 

 

Recommendations 

 

4. The Draft Plan should recognise that the site can accommodate mixed use and an 

improved urban design response than the draft built form controls permit 

 

5. The Draft Plan recommends a Schedule 1 amendment to the North Sydney Local 

Environmental Plan 2013 to permit residential uses (shop top housing) 
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3 Recommendations 
 

This submission and supporting information outlines fundamental planning, locational and 

architectural reasons why the site should be identified as a Significant Site with amended 

built form controls in the Draft Plan. 

 

The site is in a highly accessible location with the ability to improve the interface with the 

adjoining property while taking advantage of its extensive street frontage directly opposite a 

key entranceway and pedestrian desire line from St Leonards Station and the St Leonards 

Centre. 

 

Based on the analysis in this submission, we recommend that the Draft Plan be amended as 

follows: 

 

Recommendation 1 

 

1. Increased building height (43 storeys)  and FSR controls considered for the site given the 

adjoining site context and the adjoining planning proposals, surrounding significant sites 

and approved tall buildings on the southern side of the Pacific Highway 

 

Recommendation 2  

 

2. The site be included as a significant site with the proposed additional height, FSR and 

land uses as outlined in this submission 

 

Recommendation 3  

 

3. The site be permitted to have a component of residential use to activate and create a 

lively precinct both during and after core business hours  

 

Recommendation 4  

 

4. The Draft Plan should recognise that the site can accommodate mixed use and an 

improved urban design response than the draft built form controls permit 

 

Recommendation 5  

 

5. The Draft Plan recommends a Schedule 1 amendment to the North Sydney Local 

Environmental Plan 2013 to permit residential uses (shop top housing) 

 

We look forward to working with the Department to provide high quality urban outcomes 

which contribute to the activity and vibrancy of St Leonards and which are consistent with 

the vision outlined in the Draft Plan and this submission. 


