8 February 2019

Director, Sydney Central Urban Renewal
Department of Planning and Environment
GPO Box 39 Sydney, NSW 2001

Dear Sir/Madam,

SUBMISSION TO DRAFT 2036 ST LEONARDS AND CROWS NEST STRATEGY
1.

INTRODUCTION AND PURPOSE OF SUBMISSION

This submission relates to the Draft St Leonards and Crows Nest 2036 Strategy (hereby referred to as
the ‘draft Strategy’). It has been prepared on behalf of the Alto Group, a significant landholder within the
St Leonards Precinct in collaboration with Hill PDA. For the purposes of this submission the Alto Group
landholding at 2-10 Chandos Street, St Leonards will be referred to as ‘the site.’
This submission has been informed by a detailed review of the draft exhibited material on the
Department of Planning and Environment’s (DP&E) website, including further site-specific testing and
modelling commissioned by the Alto Group. A draft Concept Plan that supports this submission and is
further described in Section 5 is attached at Appendix A.
This submission supports the overall vision established for the St Leonards Precinct and many of the
area-wide principles and design criteria. However, this submission has identified a number of key
matters (primarily detailed implementation measures) that should be reviewed in the finalisation of this
Strategy in order to provide greater alignment with the vision and to ensure success in the ultimate longterm development of the St Leonards Centre.
In essence, this submission seeks to achieve the following:
•

To recognise the strategic importance of the site and its immediately adjoining lots through their
collective identification as a ‘Significant Site’ within the draft Strategy (and thereby dispensing with
the specific height and FSR controls currently identified for the site within the draft Strategy);

•

The ability to provide a component of residential floor space on the site, specifically the northern
portion;

•

In the event the DP&E choose not to identify the site within a Significant Site, the establishment of
greater height and FSR controls that more appropriately align with the vision and principles
espoused within the draft Strategy; and,

Submission to Draft 2036 St Leonards and Crows Nest Strategy

•

The reconsideration of two parameters within the draft Strategy that we believe unreasonably
contain the development potential and contribution the site can make in the successful renewal of
the St Leonards Centre, these matters being:
−

The review of the prescriptive no increased shadow on Christie Street Reserve between the
hours of 10am and 3pm.

−

The ability to provide a component of residential floor space on the northern portion of the
subject site.

Ultimately, we believe there is a disconnect between the vision and broader principles identified in the
Strategy with the suggested implementation planning controls (on pages 50-53 and 56-57). Discussion
and justification for these requests is made throughout this submission.

2.

SITE AND SURROUNDING AREA

The site, the subject of this submission, is located at 2-10 Chandos Street, St Leonards and is legally
described as Lot 11 DP 1003022 (the subject site). The site sits directly adjacent to Lot 13 in
DP1003022, owned by Willoughby Council. Collectively these sites have significant strategic
importance and development potential which will be further discussed in this submission.
The site and Lot 13 also sit within a broader group of properties that provide an even greater longerterm potential for the Centre. This collection of properties, which includes the air space over the rail
line, is shown in Figure 1 below.
Figure 1 – Site Aerial Image
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The site has a total area of approximately 5,741m² and is located to the east of the North Shore
Railway line. The site adjoins St Leonards Railway Station and is within 500 metres from the future
Crows Nest Metro Station. Adjacent land uses include:
•

To the west of the site are a series of residential flat buildings between three and 21 storeys in
height. These buildings have frontages to Herbert Street to the west and rear frontages to the
railway line;

•

To the south of the site is the Forum, a mixed residential and commercial centre including five
buildings up to 38 storeys in height;

•

Immediately east of the site at 2-14 Northcote Street is a four to nine storey mixed use building,
currently under construction. Further east on the opposite side of Christie Street is the northern
extent of the St Leonards commercial centre and the Naremburn residential area;

•

The North Shore railway line runs north of the site, crossed by the Herbert Street bridge. The
bridge provides access to The Oasis residential buildings which are oriented towards Talus
Reserve further to the north east.

3.

BACKGROUND

During 2013-15, the Alto Group engaged with the Department of Premier and Cabinet (DPC),
Willoughby Council and Railcorp in relation to an Unsolicited Proposal for the development of the subject
site and other adjoining lots owned by both Council and Railcorp.
This Unsolicited Proposal was accompanied by a draft Concept plan identifying the potential
development of the collective landholdings for a three-tower scheme involving the following key
elements:
•

Construction of an upper plaza deck of 7,500sqm above the railway lines between the existing
locations of the St Leonards Forum and the Herbert Street Bridge to be used as public open
space;

•

Station upgrade works including new station entry point, secure ticketing area, fully covered and
weatherproof platforms, new bike area and the construction of two additional rail tracks to be
utilised for future rail connection;

•

Provision of a managed road link between Chandos Street and Herbert Street and a pedestrian
and cycle link from Talus Reserve to Chandos Street;

•

Three towers of 48, 55 and 38 storeys in height including 104,007sqm residential including
4,160sqm affordable housing, 10,719sqm commercial and 5,072sqm retail, and 965sqm childcare
use (total 120,763sqm) located immediately east of the North Shore railway line; and

•

Associated civil works and service infrastructure to support both the mixed-use development and
the public open space.

As part of working up the Concept Plan included within the Unsolicited Proposal. The Alto Group and
their advisors consulted with Willoughby Council staff, Councillors and the surrounding community. A
Community Consultation plan was agreed with the Council as part of a Council resolution in November
2014 and feedback on the scheme was invited in November and December 2014.
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The key issues that were received during this consultation period included the following:
•

Traffic - concerns related to the impact of traffic from the development and the potential to
exacerbate existing traffic congestion.

•

Parking - The limited availability of on-street parking for existing residents and visitors. The loss of
the existing public car park on the site was also raised.

•

Built Form - Built form including building height, bulk and scale and consequent amenity impacts.
Many of the submissions objected to the proposed height of the buildings. Some submissions
stated that no development should be higher than the existing Forum building (immediately to the
south) while other submissions stated the height of the buildings should be lower e.g. 5/6 storeys.

•

Infrastructure - Impact on infrastructure including open space, parks, playgrounds, sporting
facilities, water supply, sewerage, stormwater and medical facilities. Submissions raised the lack
of available public open space within the vicinity and that the type of open space on site was not
“green” open space.

•

Construction issues - Concern was raised with the impacts of construction on existing residents
including noise, dust, traffic/ heavy vehicle management, construction hours, and parking.

•

Noise - Noise from the existing railway station, helicopters going to Royal North Shore Hospital,
noise from the proposed Plaza, loading from commercial premises and noise from increased
traffic and residential population.

•

Heritage - Potential impact on the heritage significance of the Naremburn Conservation Area and
importance of retention of existing conservation area.

•

Public transport - The capacity of existing services to cope with additional passengers and the
likelihood of future residents of the development using public transport to access work and other
services.

•

Proposed commercial development - Some questioned the need for additional commercial
development (and the impact on existing commercial premises). Others felt that the existing retail
space in the St Leonards centre was inadequate to meet residents’ shopping needs. Other
submissions supported increased commercial development and the need to support employment
functions within the centre.

On 18 December 2015, the DPC formally notified the Alto Group that, ‘the proposal should not be
progressed past Stage 1 of the Unsolicited Proposal process given the lack of clarity regarding:
•

The outcome of the St Leonards strategic centre planning studies being undertaken by the
Department of Planning and Environment.

•

The final Sydney Metro alignment through St Leonards, and

•

Willoughby Council’s position on the provision of its land, noting that Council has deferred a
decision on the provision of land pending the outcome of the State’s planning study.
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The DPC further stated that:
The Government’s decision does not preclude the SLCC from submitting an updated proposal
once the planning framework, transport infrastructure and Willoughby Council’s land ownership
position are resolved and can be appropriately addressed in a new submission.
Since this time, the Alto Group have been waiting for the preparation of the draft St Leonards Strategy
in order to make representations to recommence the project. This submission forms a necessary step
to alter the strategy framework applying to the site, hence allowing greater certainty for a Planning
Proposal to be progressed to change the site’s existing statutory planning controls.

4.

DRAFT 2036 STRATEGY

The vision for the draft Strategy has been informed by community and stakeholder feedback and
specialist technical studies prioritised to respond to community values identified in the draft Local
Character Statement. The desired outcome for the strategy has been informed by key community
feedback such as:
•

The area typically provides density around the major transport routes of St Leonards
Station, as well as along the edges of the Pacific Highway corridor. Most people want to
make sure that it stays that way. Some people believe that the centre of St Leonards should
remain the densest area.

•

One of the most important things to the community of St Leonards and Crows Nest is
improving the quality and quantity of open space and the way these spaces connect both
in and out of the area. The community considers the open space in the centre of St
Leonards to be limited and opportunities to provide more open space are important to
locals.

•

The community do not want to see any changes to heritage areas in Holterman Estate and
Naremburn, nor do they want to see any increase in density in the Willoughby Road area.

•

The community likes the low-scale areas such as those along Willoughby Road and the wider
Crows Nest area, along with public spaces throughout the area. These should be kept, and
height should be focused around the St Leonards centre and along the Pacific Highway.

•

Physical appearance of new development is a key concern to the community who want to
see carefully designed buildings that are sympathetic to their surrounds. High quality
design, particularly for large towers, is important to many people. Some people want to see
greener design elements, including living walls on taller buildings, vertical gardens to bring
the environment into the urban area.

•

Night time activity - increase the activity and vibrancy of areas around and between stations.

•

Housing is very expensive and ways to provide more affordable housing should be explored.
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Community aspirations captured in the draft Local Character Statement are the basis of the draft
Strategy’s vision. Accordingly, the vision for the Strategy is underpinned by the following objectives:
•

Create a vibrant community

•

A place that respects its past

•

An accessible place

•

A well-designed place

•

An employment hub

•

A home for people of all ages and a greener place

The draft Strategy identifies the site as located within ‘St Leonards Core.’ This area is earmarked to be
revitalised through a balance of commercial and residential development, providing lively and active
streets, safe and interesting laneways and tree-lined public spaces. The vision for the Strategy is also
informed by the Local Character Statement which is guided by principles such as:
•

‘concentrate taller buildings and higher densities around St Leonards Core and along the
Pacific Highway,’ and

•

‘height should be focused around the St Leonards centre and along the Pacific Highway.’

The implementation plan accompanying the draft Strategy seeks to translate the vision, local character
statement, area-wide design principles and design criteria into draft planning provisions. On review of
the implementation plan, it is our view there is a disconnect between the specific planning provisions
(specifically height and FSR) with the higher order vision, principles and criteria, as well as with the
community feedback.
Despite the site being located within St Leonards Core and directly adjacent St Leonards Station, the
site is subject to a maximum height of 13 storeys and floor space ratio (FSR) of 4.5:1 which is
significantly less than adjoining sites in St Leonards Core which range from 14-48 storeys (refer to Figure
2 on the following page) and between 2.5-20:1 in FSR (refer to Figure 3 on the following page).
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Figure 2 – Proposed height of buildings (storeys)

Figure 3 – Proposed Floor Space Ratio (FSR)

Source: Department of Planning and Environment 2018
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This restriction impedes the vision for the broader precinct (which seeks to increase density around the
major transport routes of St Leonards Station and along the edges of the Pacific Highway corridor) and
the ability for the site to make a meaningful contribution to that vision. We believe given the site’s location
within St Leonards Core and its proximity to the Station, the site will play an important role in
accommodating density uplift. Furthermore, the existence of an entire street-block and the Northcote
Street carriageway between the subject site and the nearby low-density residential areas means that
the objectives relating to building form and ‘stepping down’ to the Naremburn Heritage Conservation
Area is also successfully achieved.
Section 6 of this submission goes into further detail of some of the key drivers that are used to inform
the proposed planning controls and demonstrates that there is a case of increasing both the FSR and
building height control on the site.
It is important to note that a key initiative within the draft Strategy of delivering growth within St Leonards
and Crows Nest Precincts is via the inclusion of several ‘Significant Sites’. These sites have been
identified as being appropriate for accommodating additional height and FSR, subject to further
assessment and community consultation. Proposals for Significant Sites are expected to exhibit design
excellence, provide additional community benefits, demonstrate consistency with the vision, area wide
design principles and design criteria and contribute to the following:
•

Undertake a design excellence process;

•

Sustainable, walkable and liveable city;

•

Meet solar height planes in this Plan;

•

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

•

Respond to street character and surrounding heritage items and/ or areas when determining street
wall height, awnings and ground and upper level setbacks;

•

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

•

Have a positive impact on the area’s key view lines and vistas, with consideration of a visual
marker of an important place;

•

Slender towers (smaller floor plate) to avoid bulk;

•

Make significant improvements to the public domain and local infrastructure;

•

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);

•

Avoid unreasonably constraining development potential of neighbouring sites;

•

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

The size, configuration and location of the subject site combined with Lot 13 provide a number of positive
attributes that make it highly suitable as a Significant Site. These are summarised below:
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•

Ability to promote a sustainable, walkable and liveable city due to its proximity to St Leonards
Station.

•

Ability to upgrade the public domain through the provision of a green through-site pedestrian link,
strategically located adjacent to the rail line.

•

Ability to provide a meaningful quantum of affordable housing immediately adjacent to transport
infrastructure and in proximity to significant social infrastructure such as Royal North Shore
Hospital, North Shore Private Hospital, the Mater Hospital and their associated services.

•

Ability to activate the street through the provision of a mixed-use development.

•

Ability to manage overshadowing impacts to adjoining sites and heritage conservation areas due
to the large site area.

•

Ability to create an iconic built form in a prominent location on the North Shore rail line. The
prominent and accessible location of the site presents the opportunity to develop an iconic building
that exhibits design excellence and marks the northern entry to St Leonards Centre.

We believe the site and the adjoining Lot 13 (ie without the adjoining Railcorp landholdings and airspace)
have the credentials to be identified as a Significant Site within the draft Strategy and request the DP&E
consider this possibility as part of its review. However, given the additional strategic value that the
Railcorp landholding and airspace provides to the precinct, it would be appropriate for these collective
landholdings (the subject site, Lot 13 and the Railcorp landholding and airspace) to be nominated as a
‘Significant Site’ within the draft Strategy. This could allow for the initial development of the subject site
and Lot 13 and incentivise the development of part or all of the residual area of the Significant Site,
including the ‘Platform Park’ which is identified in the draft Green Plan, also being exhibited as part of
the draft 2036 Strategy.
To demonstrate the site’s suitability for consideration as a Significant Site, a draft Concept Plan has
been prepared - this is described in Section 5 and included at Appendix A. In particular, the site has
the ability to satisfy the above Significant Site criteria and is the only site that has the ability to deliver
the Council and the Community with the proposed ‘green foreshore to foreshore link’ through the heart
of St Leonards as shown with the draft Strategy. This link benefits 3 Councils that converge on the St
Leonards Centre and their communities who live and work in and around this important centre.

5.

DRAFT CONCEPT PLAN

In response to the vision, community feedback, area-wide design principles and design criteria identified
in the draft Strategy, a draft Concept Plan has been prepared. The Concept has been informed by the
vision, design principles and community feedback identified in the Strategy as well as site-specific
concept analysis and testing undertaken by the Alto Groups’ consultants (refer Appendix A).
The draft Concept Plan supports the case for a component of residential development on the northern
portion of the site and a greater FSR and building height than is currently proposed under the draft
Strategy. The key features of the draft Concept Plan are summarised in Table 1 below and indicative
floor plans provided in Figure 4.
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Table 1 – Key features of concept proposal

Element

Proposed Concept

Land Use

Mixed Use – Commercial tower to the south and residential tower to
the north

Building Height

18-22 storeys (above ground level)

Floor Space Ratio

8:1

Residential Floor Space

13,810sqm (ie approx. 25%)

Non-residential Floor Space

44,800sqm (ie approx. 75%)

Figure 4 – Indicative floor plan
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This draft Concept Plan would need to be further worked up and analysed as part of inclusion within a
site-specific Planning Proposal lodged with Council seeking for the formal change in development
controls applying to the site. It is envisaged that this further refined version would form the basis of more
detailed site-specific controls prepared for the site.
It is important to note that the draft Concept Plan included within Appendix A is not the design solution
for the site, but rather a possible acceptable solution that has been developed to a level of detail that
seeks to provide the DP&E with a level of comfort in either nominating the site as a ‘Significant Site’
within the draft Strategy, or otherwise increasing the baseline FSR and height controls that are currently
shown in the draft Strategy.
Possible public benefits that are available to be offered by the Proponent as part of a future Planning
Proposal for the site could include:
•

Creation and dedication of a pedestrian link within the site’s eastern site boundary;

•

Provision of affordable housing; and,

•

Potential additional monetary contribution dependant on cost/value of the proposed development.

The draft Concept Plan supports the following amendments to be made to the Draft 2036 Strategy (refer
to the right-hand column below).
Table 2 – Amended Controls

Control

Current 2036 Strategy

Proposed Amendment as part of this submission

Zoning

B3 Commercial Core

Retain B3 zoning, however allow residential flat
buildings to be permitted on the northern portion of the
site with a maximum residential GFA of 25% (on the
basis of an 8:1 FSR).
Inclusion of the site within a ‘Significant Site’
designation within the draft Strategy (or otherwise
inclusion of those FSR and height controls shown
below).

Building Height

13 storeys

22 storeys above ground level (only if not identified as
a Significant Site)

Floor Space
Ratio

4.5:1

8:1 (only if not identified as a Significant Site)
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6.

KEY DRIVERS

There are several key drivers that have informed the proposed planning controls identified in the
implementation plan within the draft Strategy. Upon review of the implementation plan, there appears
to be a disconnect between the intent of the draft Strategy and the proposed controls.
In response to these key drivers we provide the following justification supporting the inclusion of a
proportion of residential development over the site as well as an increase to the current FSR and
height controls. The draft Concept Plan described in Section 5 and included within Appendix A
assists in this justification.

6.1.

SOLAR ACCESS

6.1.1. Driver
The proposed height and FSR controls have been informed by considering the cumulative
overshadowing impacts of new developments on existing areas. A key priority is to protect access to
sunlight where possible, especially for open spaces and important parts of the public domain.
The draft Strategy nominates several areas of public open space whereby no additional overshadowing
is permitted during specified hours in mid-winter, notably between 10.00am and 3.00pm. Residential
areas inside the precinct boundary must also receive sunlight for at least 2 hours between 9.00am and
3.00pm. Because the community values sunlight in public places, a requirement not to overshadow
these places was recommended by the Urban Design Study accompanying the Strategy.

6.1.2. Response
The site is located within the vicinity of Christie Street Reserve, an existing 1,130sqm area of passive
open space. The strategy prohibits additional overshadowing to the Christie Street Reserve between
10.00am and 3.00pm.
The proposed concept does not overshadow Christie Street Reserve between the hours of 9am – 1pm.
From 1pm onwards, the proposed development overshadows Christie Street Reserve to varying
degrees however the additional shadow is similar to what would be produced by a 13-storey
development (refer to Appendix A). Given the existing and future built form anticipated in St Leonards
Core, additional overshadowing to Christie Street Reserve between 10.00am and 3.00pm is somewhat
inevitable.
Importantly, Christie Street Reserve is primarily used as a breakout space for employees during primary
‘morning tea’ and ‘lunchtime’ hours which typically range from 10.30am – 1.30pm. As demonstrated in
the draft Concept Plan accompanying this submission, a 22-storey building on the site does not
overshadow any substantive areas of the park during these core hours and the Christie Street Reserve
still receives full sunlight between the hours of 10am and 1pm.
In our opinion, the primary focus should be on enhancing and retaining sunlight to significant areas of
existing open space such as Gore Hill Oval, Newlands Park and Naremburn Park and providing
additional open space for the St Leonards community.
The Draft Green Plan, accompanying the Strategy, proposes a Platform Park across the railway station,
directly adjoining the subject site. The primary purpose of the Platform Park is to provide multifunctional
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open space for the local community. In the longer term, open space such as the proposed Platform Park
is considered to play a much more vital role in improving the quality and quantity of open space than a
pocket park such as Christie Street Reserve, particularly when sunlight to the reserve can still be
retained during the primary hours it is used. As demonstrated in the accompanying Concept Plan,
between the hours of 11am and 2pm, the majority of the Platform Park will receive full sunlight. From
2pm onwards, when Christie Street Reserve is overshadowed, 4,500sqm of Platform Park still receive
sunlight which is four times the size of Christie Street Reserve (1,130sqm).

6.2.

OPEN SPACE

6.2.1. Driver
One of the most important things to the community of St Leonards and Crows Nest identified in the
community consultation is improving the quality and quantity of open space and the way these spaces
connect both in and out of the area. The community considers the open space in the centre of St
Leonards to be limited and opportunities to provide more open space is important to locals.
Accordingly, a key priority of the draft Strategy is to ensure new open spaces improve connections to
existing surrounding open spaces and that quality public open space is provided to the growing
community of St Leonards.

6.2.2. Response
The draft Concept Plan proposes a through site link which directly responds to the community
feedback. As discussed in Section 7.1, the land adjacent the site is also earmarked for a proposed
Platform Park over the railway corridor. The Draft Green Plan describes the Platform Park as the
following:
Located towards the northern side of the St Leonards train station in between Chandos Street
and Herbert Street. The park is bounded by residential development on one side and future
mixed use on the other side. The primary purpose of the park is to provide multifunctional open
space to the surrounding community and wider community.
We understand the purpose of the Platform Park is to provide the surrounding and wider residential
community of St Leonards with high quality public open space, particularly as the area densifies. We
also note the land adjoining the park (the site) is identified as future mixed-use development (refer to
Figure 5 on the following page) however the Implementation Strategy identifies the site as B3
Commercial Core and prohibits residential uses.
There appears to be an inconsistency between the Draft Green Plan and the Strategy’s Implementation
Plan. Considering the Platform Park focuses on providing open space that is multifunctional and
addresses a wide range of uses and users (see Figure 5 on the following page), it is appropriate that
the land adjoining the park comprises a residential component. Zoning the site in accordance with the
Draft Green Plan (mixed-use) would activate the site, encourage passive surveillance over the park and
ensure it is used during all times of the day and night. Conversely, if the B3 commercial zoning is
retained, the park is likely to be utilised by employees of the surrounding commercial buildings at peak
times only. Accordingly, the proposed concept proposes a mixed-use component to assist in the creation
of a safe and activated place that can be used by all people - residents, workers and visitors.
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Figure 5 – Platform Park Concept Plan

Source: AECOM 2018
Figure 6 – Proposed Concept as viewed from Platform Park

Source: SJB 2019
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6.3.

HERITAGE

6.3.1. Driver
Key drivers identified in the Heritage Analysis prepared in support of the draft Strategy were:
•

The height of buildings and transitions to Heritage Conservation Areas (HCA);

•

The visual impact of the proposed uplift;

•

Ensuring view corridors are retained;

•

Ensuring that solar amenity is preserved; and,

•

Safeguarding existing individual heritage items against demolition and integrating items into the
proposed uplift.

In particular, and in the context of the subject site, a primary motive behind the proposed height, floor
space ratios and solar access plane requirements has been ensuring there is a level of transition from
denser and taller development within St Leonards and the low scale development in the nearby
Naremburn HCA.
The draft Strategy provides significant focus on adopting stepped setbacks to Willoughby Road,
however the subject site has no interface with Willoughby Road and accordingly does not have to
respond to this matter.
Appendix 1 of the Heritage Analysis identifies a more detailed assessment of the built form
recommendations within the draft Strategy against the various heritage items and HCAs in the broader
precinct. Relevant to St Leonards and the subject site is the commentary on page 54 of the Heritage
Analysis relating to the Naremburn HCA. It states:
The precinct encompasses the Naremburn HCA. There is limited risk of overshadowing. However,
there is a risk that future development could form a hard edge against the HCA.
A transition and edge of commercial, mixed use and residential built form will be located along
Chandos Street, delineating the St Leonards Centre from Naremburn residential neighbourhood
the Heritage Conservation Area in the north.

6.3.2. Response
The subject site does not accommodate any heritage items and is not within an HCA. It is approximately
60m to the west of the Naremburn HCA and is separated from this HCA by an entire street block
bounded by Christie Street and Evans Lane.
The subject site is located behind No. 2-14 Northcote Street, Naremburn which has approval for a 4-9
storey mixed use building (2013SYE037). No. 112-116 Christie Street is also identified within the draft
Strategy as accommodating a 6-storey building. Both sites have a direct interface with the HCA whereas
the subject site has no interface with the HCA.
In relation to height, this submission seeks for the site to be identified as a Significant Site but with the
potential for a maximum of height of 22 storeys above ground level. The Heritage Analysis recommends
a minimum lot size of 1,500m 2 for a building over 25 storeys, the rationale being to allow a sufficient site
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area to provide a podium that can mediate against HCAs. In the case of the subject site, the area of the
subject site alone is 5741m2. Combined with Lot 13, an overall site area would be 7,436m2. This area is
almost 5 times the recommended minimum site area for a 25-storey tower site and is separated by the
nearest HCA by an entire street block. Therefore, the site’s size and its location relative to the
Naremburn HCA more than meets the parameters established within the Heritage Analysis for the
heights sought as part of this submission.
In relation to visual impact, the subject site does not have direct interface (and by consequence a ‘hard
edge’) against with the HCA as explained above. The site is of a sufficient size and shape where an
obvious link can be provided from Talus Reserve, through the site (in a north-south direction) to St
Leonards station. Further, a future link can be facilitated through the site from Evans Lane (in an eastwest direction) to the future Platform Park and the Royal North Shore Hospital Precinct beyond. The
Concept Plan has been arranged to demonstrate this can be achieved.
In relation to view corridors, development of the subject site in line with that sought under this submission
will not have a material impact on any of the view corridors identified as part of the studies that form the
draft Strategy, including those specifically mentioned in Section 4.7 of the Heritage Analysis. The scale
of buildings envisaged for the site as part of this submission sit comfortably within the townscape skyline
envisaged under the draft Strategy. The perspectives included within this submission demonstrate that
a detailed design of buildings constructed to the heights envisaged under this submission can be
implemented in a way that avoids blank walls and provides high degrees of articulation (see Figure 7).
Figure 7 – View from northwest of proposed development

In relation to solar amenity, the shadow cast as result of the building height envisaged under this
submission will not impact upon the Naremburn HCA between the hours of 9am – 2pm during the Winter
solstice (see Figure 8).
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Therefore, the amenity of buildings that form this HCA is protected and the long-term desirability of the
HCA is not threatened by the scale of development (see Figure 8). In relation to safeguarding existing
heritage items against demolition, as described above, the subject site is unaffected by heritage items
and is not part of a HCA.
Figure 8 – Solar Access Diagrams (Winter Solstice 21 June)

Submission to Draft 2036 St Leonards and Crows
Nest Strategy

17

6.4.

EMPLOYMENT TARGETS

6.4.1. Driver
The proposed land use zones have been informed by various strategic drivers underpinned by State
and Local planning policy. To achieve the Greater Sydney Commission’s (GSC) vision for St Leonards
to be a ‘growing office market in the future’, the draft Strategy proposes a cluster of high density mixeduse development between St Leonards Station and Crows Nest Metro Station.
St Leonards requires between 2,620 and 4,570 new jobs by 2036 to meet the low and high target of
63,500 total jobs in the GSC North District Plan. In response to the North District Plan, the following land
use priorities are identified:
•
•

Provide new A-grade employment floor space through mixed-use development with minimum
requirements for office floor space; and,
Retain commercial zoning on some large sites in St Leonards core that would suit large office
based businesses.

6.4.2. Response
It is considered the corridor between the St Leonards and Crows Nest stations is a logical place for
increased density given its proximity to rapid transport. However, the subject site which directly adjoins
St Leonards Station has a much lower height and FSR than other sites located further away from
these transport nodal points.
The draft Concept Plan proposes a total of 44,880sqm of commercial floor space, which is expected to
generate approximately 2,493 jobs (18sqm/job. Whilst the importance of preserving existing
commercial GFA is acknowledged, the proposed Strategy also highlights the importance of delivering
high density mixed-use developments that comprise a combination of offices and apartments to create
a vibrant, high amenity atmosphere.
Under the current Implementation Plan within the draft Strategy, the site prohibits residential
development yet is located adjacent St Leonards Station and in a prime location to achieve the
desired outcome outlined above. There are already a number of significant projects either approved or
under DA assessment in St Leonards that are contributing to creating the desired high density centre.
The subject site is considered appropriate for mixed-use development given its accessibility to the
station and ability to activate St Leonards Core by providing a combination of commercial and
residential land uses. It is considered that the planning controls should be flexible enough to
encourage development that reactivates the precinct as a vibrant destination with a range of
residential and employment based uses.
The Economic Feasibility Review prepared by SGS Economics and Planning explored the feasibility of
pure commercial office buildings versus mixed use office-residential. The review identifies three options
for land within the B3 zoned area of St Leonards Core. These include:
•

Option A – Rezoning to B4 but requiring a minimum employment outcome.

•

Option B – Retaining the existing B3 zoned land unchanged, in anticipation of future demand
for pure commercial/office developments when Sydney Metro is operational.
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•

Option C - Rezoning some land to B4 in order to deliver housing outcomes, and reserving
some sites for pure commercial office floor space in the future when Sydney Metro is
operational.

The review identified that Option C as the preferred approach because it promotes development in the
B4 zone whilst reserving some land for the long term when the Metro is operational. Large and/or
amalgamated sites are encouraged as a means of achieving stand-alone commercial buildings and
stand-alone residential buildings on the same site, particularly in the B4 zone. As evident in the proposed
Concept Plan at Appendix A, given the large land size of the site (5,741m²) and further when adding
Lot 13 (7,436m2), it is considered the subject site is also highly capable of realising this desired outcome.
This is reinforced by the SGS Review which concluded that a number of high density mixed use
scenarios were tested and feasible, highlighting the potential for utilising dwellings as a means for
stimulating redevelopment and new office stock, even without on-site parking. Conversely, the review
found that pure commercial office buildings in the current market are judged to be unfeasible given the
land acquisition, construction and transaction costs associated with redevelopment.
HillPDA advocates the underlying factor that ultimately gives rise to the feasibility of a project is the
relationship between marginal cost and marginal revenues. With any development whether it be purely
commercial or mixed-use, this relationship is the major component in understanding if a project is viable.
With constructions costs growing at an increased rate of 4-5% per annum comparatively to market rents
of 2-3.5% per annum, this relationship is one of the first components developers highlight as a red flag
when understanding the commercial viability of a development.
Limited commercial development has been achieved in Crows Nest/St Leonards over the last decade
or more. This coupled with commercial stock having been withdrawn for residential conversion, the
precinct has continued to experience an office supply deficit. A review of the proposed and mooted
developments within St Leonards over the decade has found increases in land acquisition and
associated transactions costs associated with residential conversion, has added to unfeasible conditions
for purely commercial developments.
While we have seen significant growth over the past few years in commercial floorspace occurring in
the Sydney CBD, Parramatta and North Sydney commercial centres, this has been at the expense of
suburban commercial centres such as Crows Nest/St Leonards as new demand has been focused back
to these CBD cores. That said, the suburban centres have seen a strong growth in demand for high
density residential living resulting in residential land values on a $/sqm GFA rate now outpricing
commercial office space by two to three times for development sites.
The commercial market yields have improved slightly in the past five years due to significant stock
withdrawals however; the Crows Nest/St Leonards office market is still experiencing higher vacancy
rates and weaker demand attributed to intense competition from newer commercial centres such as
Macquarie Park/North Ryde and Norwest Business Park. These centres offer high amenity
environments, larger campus style floorplates, lower build costs and greater car parking provision.
The SGS Review states that pure commercial floor space is not necessarily viable until Crows Nest
Metro is operating. It states that without planning intervention and changes to existing planning controls,
B3 zoned sites are unlikely to be redeveloped in the near future. Further, current rents for A and B grade
stock in St Leonards precinct are approximately $550 per annum per sqm on average. According to
SGS, current rents for A and B grade stock in St Leonards will need to rise from $550 per annum per
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sqm to over $810 for pure commercial developments to be feasible. This has been confirmed with
institutional investors via consultation.
While HillPDA understands it is difficult to predict an environment where the market rents within St
Leonards increase to North Sydney levels, however the growing local precinct demand for medical
related uses coupled the new public domain infrastructure and the increased accessibility that the Metro
will offer HillPDA suggests provides the fundamental to be optimistic that the rent gap will significantly
narrow over time. The recent Winten development in the North Sydney CBD is a clear example of the
characteristics required to ensure a purely commercial development is feasible. A major tenant signing
a pre-commitment, a total GFA of well over 30,000sqm (60,000sqm), floorplates of nearly 2,000sqm and
achieving rents of circa $700 per sqm per year outlines these characteristics of why this development is
feasible.
The recent softening of the suburban commercial market, residential conversions and the associated
rise in acquisition and construction costs have created a harsh environment for purely commercial
developments. While the existing market conditions do not explicitly point to all commercial
developments being unfeasible, recent SGS analysis outlined that a large portion of the existing floor
space stock is C and D grade.
For developers to proceed with a new major office redevelopment, there must be a reasonable uplift
from the existing value known as the ‘as is’ value (land plus current improvements) to the hypothetical
development site value of the new proposed property. The increase in rents for a new development
does not typically justify a knock down and rebuild unless there is substantial uplift in permitted floor
area (defined as FSR). The FSR point where new development becomes viable over existing
development is referred to as the tipping point. This economic threshold also has to be match by tenant
demand and commitment. This as mentioned can be satisfied with improved infrastructure and growth
in the employment demand.
The jobs target set out by the GSC of 4,570 employees by 2036 highlights would appear unachievable
if the reality of commercial development economics is considered. By applying the relevant employment
projection methodologies, the planned commercial floorspace would generate a significant shortfall of
1,420 to 3,370 employees less than required. This also assumes that new commercial floorspace is
feasible to redevelop. Ignoring tipping points analysis would further increase the shortfall. A key
objective for this planned precinct is and should be job growth. Land economics need to be considered
in this equation to deliver this job growth.
Should the site be permitted to accommodate a component of residential floor space (which is identified
at approximately 25% within the draft Concept Plan at Appendix A) as well as additional height and
FSR beyond the current controls, there is the potential for the site to be developed for the mix of uses
that the draft Strategy seeks, including the provision of a high quality stand-alone A-grade commercial
tower with appropriate floor space sizes attractive to institutional investors.
With respect to the employment potential for the site, St Leonards Core requires between 2,620 and
4,570 new jobs by 2036 to meet the low and high target of 63,500 total jobs in the GSC North District
Plan. Under the current Strategy, a height of 13 storeys is proposed which can accommodate
approximately 25,000sqm of commercial floor space, equating to 1,388 jobs By contrast, the proposed
draft Concept Plan allows for a height of 22 storeys and delivers approximately 44,880sqm of
commercial floor space, nearly doubling the jobs figure on the site that would otherwise result under the
current version of the draft strategy and contributing to 53-93% of the GSC employment job target by
2036.
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Amending the draft Strategy in the manner proposed in this submission responds to (and significantly
improves upon) the employment target identified within the draft Strategy. Importantly, it creates the
ability to unlock the redevelopment potential for the type for the specific type of commercial space
envisaged for the centre.

6.5.

RESIDENTIAL

6.5.1. Driver
A key driver behind the residential component of the draft Strategy and Urban Design Study is the ability
to facilitate medium and high density apartments for future residents near public transport nodes and
employment.
The Draft Local Character Statement identifies the need to see more affordable housing and a greater
variety of housing types. The draft Strategy provides capacity for up to 7,525 new dwellings however
the Market Feasibility study accompanying the Strategy suggests the market may only deliver 6,800 of
these by 2036.
This suggests that the proposed zoning may be a potential barrier to delivering additional housing in
accordance with the targets and more mixed-use development is needed to meet the proposed housing
target by 2036.

6.5.2. Response
It is noted that land immediately surrounding the railway station is predominantly commercial. There is
no mixed-use development proposed along the railway, which somewhat contradicts the intention of the
draft Strategy which is to incorporate opportunities for transit-oriented development in St Leonards Core,
that takes advantage of existing and future transport.
The Framework Plan also reinforces the intention to concentrate high density mixed use around and
between St Leonards Station and Crows Nest Sydney Metro Station. The concentration of high density
mixed use appears to be located between the stations however not around the stations, thereby
responding to only one part of the draft Strategy’s intention.
If the intention is to facilitate medium and high-density apartments for future residents near public
transport nodes, the site is well suited to accommodate a wide mix of land uses, not only commercial
uses.
It is acknowledged that the Strategy seeks to protect and support employment by retaining land zoned
B3 Commercial Core. However, under the proposed draft Concept Plan, the current B3 zoning restricts
the achievement of the full potential of this site and spatially does not respond to the changing land use
and building height context. Further, as discussed in Section 6.2.2, the Draft Green Plan identifies the
subject site as mixed use which does not correspond with the Implementation Plan.
Strategic planning logic should allow the same land use flexibility and scale as applies to surrounding
sites to be applied to the site. Should the site be identified as a Significant Site, or alternatively policy
put in place to allow the achievement of at least 25% residential floor space and tower heights of 22
storeys, it will be able to accommodate almost double the employment floor space that can be achieved
under the current draft Policy, whilst delivering an affordable housing component consistent with the
Draft Local Character Statement. Further, the site is currently undeveloped and therefore there will be
no loss of valuable employment land.
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6.6.

LOCAL CHARACTER

6.6.1. Driver
A key element of the vision is maintaining the village atmosphere of Crows Nest and a connection to the
past by protecting the HCAs within Naremburn and Holtermann Estate. The draft Strategy also calls for
the St Leonards Core to be revitalised through a balance of commercial and residential development,
providing lively and active streets, safe and interesting laneways for people, and tree-lined public
spaces.

6.6.2. Response
Under the current draft Strategy, the ability to activate St Leonards Core in accordance with the
Strategy’s vision is limited given the site is zoned B3 Commercial Core which prohibits residential
development.
The site is strategically located both within St Leonards Core and adjacent to the proposed Platform
Park. A ‘Significant Site’ classification within the draft Strategy, or at the very least an allowance of up
to 25% of residential development as part of the zoning is appropriate as it provides the opportunity to
activate the public realm, deliver high quality commercial office space and provide approximately 136
dwellings with direct access to a green thoroughfare that connects to the station.
Contextually, the site is not within the vicinity of Crows Nest, Willoughby Road or Naremburn and
Holtermann Estate conservation areas and accordingly should not be subject to the same controls
applied to sites within these areas. The character of these areas will remain unchanged by the proposed
amendments to the draft Strategy.

7.

OPPORTUNITIES

Not only do the proposed amendments to the draft Strategy respond to some of the underlying drivers
that sit behind the Strategy, they also allow significant benefits to be realised through the implementation
of the draft Concept Plan. The realisation of these sorts of opportunities should be strongly considered
by the DPE as part of finalising the content of the draft Strategy. The Concept Plan delivers major public
benefits, most notably a pedestrian link for St Leonards residents, workers and visitors with increased
connectivity and amenity through the precinct, affordable housing for health workers and key local
workers, and the provision of A-grade commercial office space. These are outlined in further detail
below.

7.1.

DELIVERY OF THE PLATFORM PARK

One of the most important things to the community of St Leonards and Crows Nest identified in the
community consultation is improving the quality and quantity of open space and the way these spaces
connect both in and out of the area. The community considers the open space in the centre of St
Leonards to be limited and opportunities to provide more open space are important to locals.
The draft Strategy is supported by the draft Green Plan which has been prepared to guide the
planning and design of open space and tree canopy across the St Leonards and Crows Nest study
area. Key recommendations include the provision of a Platform Park located towards the northern side
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of the St Leonards train station, along the rail corridor east of Herbert Street, directly adjacent the
subject site and Lot 13.
The Platform Park is likely to be a landscaped roof of a future expansion of the St Leonards station to
weather proof the rail platforms and to improve pedestrian access from the north and east.
Opportunities include incorporating Lot 2 (owned by Railcorp) and Lot 12 (owned by Council) into the
scheme (see Figure 1).
The proposed draft Concept Plan proposes to facilitate the first step of this park through the provision
of a green pedestrian thoroughfare from Talus Reserve (and the residential areas to the north and
east of the site) through to Platform Park and hence allowing the creation of this link through the town
centre (and further south) – see Figure 9 on the following page and Figure 5. Without the subject site
and Lot 13, the realisation of this green link could not be achieved. Under the current draft controls, it
is unlikely the site will be redeveloped which directly impacts on the ability to deliver Platform Park and
hence a future through-site connection.
However, permitting the re-development potential as outlined within this submission provides the
opportunity for immediate developer contributions to be levied and/or the possibility of works-in-kind
contributions to assist in forward funding the staged delivery of the Platform Park that otherwise would
be delayed. This would then enable the delivery of the north-south green pedestrian link proposed
under the draft Concept Plan and provide a safe and direct link for workers, residents and visitors
commuting from the station to the surrounding neighbourhood.
Further, the proposed mixed-use zoning is an effective means for creating a safer environment, both
within the site and in the surrounding area. The residential component of the concept proposal will
contribute to street activity and create passive surveillance throughout the day over Platform Park and
the pedestrian link. Similarly, the overnight occupation and coming and going of residents provides
passive surveillance in the morning, evening and over the weekend.
Under the draft Strategy, only commercial is permitted on the site which increases the risk of the future
Platform Park and green pedestrian thoroughfare not being activated particularly on weekends and
during the evenings.
Figure 9 – Movement Diagram
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7.2.

ACCESSIBLE AND AFFORDABLE HOUSING

The proposed draft Concept Plan seeks to provide a significant supply of transit-oriented housing on a
site with access to jobs within a 30 minutes’ travel distance.
Under the draft Strategy, residential housing is prohibited on the site. However, the proposed
amendments will allow for the delivery of a significant supply of residential development, including
affordable housing for local workers including those at the Royal North Shore Hospital (RNSH).

7.3.

LARGER FLOOR PLATE – EMPLOYMENT TARGETS

Under the current draft Strategy, the controls allow for a maximum of 25,000sqm of commercial floor
space. In order to realise the intention of the draft Strategy and the North District Plan’s vision for St
Leonards as a growing office market, larger commercial floorplates will enable the GSC’s 2036
employment targets to be fulfilled. The proposed amendments will allow for 44,880sqm of commercial
floor space, equivalent to 53-93% of the GSC employment target for 2036.
A direct comparison between the employment generated by development under the current draft
Strategy controls and the proposed concept plan within this submission outlines a significant increase
of 1,105 jobs. As the supply pipeline remains considerably limited in the St Leonards precinct, there is
limited capacity to help meet the GSC employment targets. Looking ahead, projects earmarked for
completion in the next two years which encompass commercial components include 472-486 Pacific
Highway (4,600sqm) and 88 Christie Street (approx. 20,000sqm)1. Therefore, the combined commercial
floor space is set to deliver 24,600sqm, equivalent to 1,366 jobs. All things being equal, if the proposed
controls are not adopted, the total combined employment generation is 1,254 less than the 2036 lower
employment target.
An increase in the provision of non-residential GFA within the precinct would enable an additional 2,433
jobs and help achieve the total employment target of 4,570 jobs by 2036. Coupled with the existing
developments under construction the combined employment generated between these developments
would be 3,799 jobs (83% of upper-end employment target).
The current mix of office development in St Leonards is skewed towards C and D grade accommodation.
This has placed the precinct at a relative disadvantage compared to its competing office markets. Since
2013, the total office stock has declined by 16.5%. A further 15,000sqm of the stock has been earmarked
for withdrawal over the next two years. While these withdrawals have had the positive impact of reducing
vacancy rates of both prime and secondary stock, they are being replaced with primarily residential
uses. This has left St Leonards with an employment target of 4,570 jobs, a focus on smaller style
commercial developments, existing stock with small sub 900sqm floor plates and limited sites. As a
result, this has hampered St Leonards’ ability to accommodate the required growth.

1

The 20,000sqm commercial development is part of a mixed-use development with over 700
residential apartments, 10,000sqm of retail, a library and public plaza. Therefore, the commercial
development is viable given the residential component.
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In the wider market, there is an overall trend for larger scale tenants to seek larger floorplates. Highly
efficient buildings with large floorplates makes up a relatively low proportion of current office stock in St
Leonards which indicates there will be a need for a greater proportion of new/refurbished
accommodation over time.
To ensure the redevelopment of existing office space can occur and employment targets are achieved,
planning policies must be flexible and incentivise redevelopment. For example, policies that would assist
redevelopment could be through the implementation of incentives for the amalgamation of smaller sites,
bonus FSR or uncapped non-residential FSR. These increased FSR provisions would help ensure the
modest commercial towers are not only viable, but also commercially grounded to attract a range of
small businesses to large corporates. Increased FSR provisions would help ensure the modest
commercial towers are not only viable, but also commercially grounded to attract a range of small
businesses to large corporates.
HillPDA outlines that buildings will be functionally obsolete if they are unable to meet the functional,
economic and social requirements being placed on them by tenants. At the core, this is predominately
tenants demanding certain amenities. The process of designing contemporary workplaces in office
buildings requires a new approach to adequately address the recent changes in the tenant’s space and
layout requirements. Therefore, property owners and developers are responsible for developing
innovative office spaces that can ensure that the most suitable work environments are provided to meet
the tenant’s expectations and are flexible for future needs.
Changes to the way organisations conduct business activities have altered their property requirements
and preference for older-style office-based configurations and specifications. The demand for flexible
office workplaces was driven through various key drivers with an increase in the team and project-based
working practices; the emergence of flatter organisational structures and changes in consumer
behaviour is leading these drivers. Modern organisational structures have also resulted in more
interaction and collaboration internally and also in shared company spaces. This has increased the
demand for group spaces, more shared spaces and increased intermittency in space use. Therefore,
many tenant organisations prefer large uninterrupted floor plates with larger vertical risers to
accommodate open plan, non-territorial office accommodation.
Although flexible workplace strategies are not a new concept, tenant preference for workplace flexibility
differs between prime grade and secondary grade office space. While larger multinational sized tenants
have been able to decrease the density per workstation from 25sqm/worker to circa 14 to 18sqm/worker.
Smaller tenants in lower grade buildings (B, C and D grade) are less likely to be implementing these
strategies. As a result, the majority of the smaller tenants with floor plates of less than 1,000sqm mainly
use traditional workstations and segmented layouts. As small tenants by nature tend to be less focused
on specific work practices whereas large companies focus on their working culture, productivity and
creativity and as a result, they often change their space requirements to accommodate new working
practices. Furthermore, preference for flexible spaces is more prevalent amongst large corporate office
users with locations in multiple buildings and cities.
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8.

RECOMMENDATION

In light of the review of the exhibited draft materials for the St Leonards and Crows Nest Draft Strategy
and the site-specific analysis undertaken and presented within this submission, we make the
following recommendations so as to achieve the strategic vision for St Leonards and Crows Nest:
•

The inclusion of the subject site (whether part of Lot 13 or the broader collection of lots
immediately adjoining the site) as a ‘Significant Site’ within the draft Strategy, and thereby
dispensing with the specific height (13 storeys) and FSR (4.5:1) controls currently identified within
the draft Strategy.

•

The ability to provide a component of residential floor space on the site, specifically the northern
portion. A maximum residential GFA of 25% of the site (assuming an FSR of 8:1) is suggested.

•

In the event the DP&E choose not to identify the site as a Significant Site, the establishment of
greater height and FSR controls that more appropriately align with the vision and principles
espoused within the draft Strategy. These should be increased to 22 storeys and 8:1 respectively.

•

The reconsideration of two parameters within the draft Strategy that we believe unreasonably
constain the development potential and contribution the site can make in the successful renewal of
the St Leonards Centre, these matters being:
−

The review of the prescriptive ‘no increased shadow on the Christie Street Reserve between
the hours of 10am and 3pm. It is more appropriate to ensure solar access to this park within
the midday to 3pm (lunch-time) hours.

−

The ability to provide a component of residential floor space on the northern portion of the
subject site. It is appropriate to allow a residential flat building within this area, while focusing
on commercial uses on the southern portion of the site nearest the station. This could be
implemented via maximum percentage on non-commercial floor space being identified within
the draft Strategy.

9.

CONCLUSION

Once the DP&E has had the opportunity to review our submission, and given the significance the site
holds for the delivery of certain key items of the draft Strategy, we would like the opportunity of
meeting to discuss the submission. If you have any questions, please do not hesitate to contact me on
(02) 8233-9900 or via email on; pstrudwick@urbis.com.au.
Yours sincerely,

Peter Strudwick
Director
APPENDIX A – Draft Concept Plan and Analysis Information
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