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In June 2020, Lane Cove Council received a Planning 
Proposal for a commercial office development of 32 
storeys for the site at 46 Nicholson street, the corner 
of Nicholson and Christie streets in St Leonards. 
Architectus has been engaged by Council to provide 
an urban design review of the site. 

The purpose of this report is to develop a suitable 
building envelope that works with the local urban 
context and yields a high-quality public domain 
and enables some view sharing while achieving the 
maximum FSR of 15:1 under the 2036 Final Plan. 
Four options are included in this report: Applicant’s 
proposal; Development under 2036 Final Plan at 15:1 
FSR, Lowest height for 15:1 FSR, and a balanced 
option to achieve 15:1 FSR (preferred).

1.1 Purpose of this report



DRAFTIntroduction

6 Urban design testing  | 46 Nicolson Street, St Leonards  | 

Local context plan

The site is strategically located within the Lane 
Cove Local Government Area (LGA). It is within five 
kilometres of Central Sydney, three kilometres of 
North Sydney CBD and is centrally located in St 
Leonards Town Centre.

The site is well supported by public transport, located 
within 300m of the existing St Leonards Train Station 
and proposed new Crows Nest Metro Station. The 
site is also well serviced by existing bus services, 
providing connections to key centres including 
Epping, Lane Cove, Chatswood and Sydney CBD. 
The site also has excellent road access, being 
located near the Pacific Highway at the south side of 
the intersection of Christie and Nicholson Streets.

The Gore Hill Park, west to the site, provides a 
significant local open space, which will contain 
excellent sporting and recreational facilities, 
barbecue and seating facilities. The Newlands Park 
is also in close proximity across the rail line.

The site is 2,301sqm.

1.2 The site and local context
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The following maps show the proposed planning 
control changes under the DPIE St Leonards and 
Crows Nest 2036 Final Plan (referred to in this report 
as 2036 Final Plan).  

Key Planning control changes for the subject site 
include:   

 – Increase the maximum building height to 30 
storeys commercial use. 

 – Introduce a new maximum floor space ratio (FSR) 
of 15:1.

 – 4 Storey street wall height 
 – Street setbacks: 

 – 3m along Nicolson Street 
 – 3m along Christie Street

 – Newland Park (item 2 of the bottom right diagram) 
should not be further overshadowed from 10am to 
3pm.

 – There are no changes proposed to the site’s 
existing B2 Local centre zoning.

Proposed overall FSR changes planProposed Height of Buildings

1.3 DPIE St Leonards and Crows Nest 2036 Final Plan

Street wall heights Solar access plane Proposed street setbacks 
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Six key design principles 
were identified to provide 
a consistent framework 
for testing.

These principles have 
been established to 
guide options testing and 
inform our recommended 
built from outcome and 
planning controls for the 
site.

“A” grade office space

1

 – Min 1,000sqm NLA, preferably 1,200-
1,400sqm NLA 

 – Floor to floor heights 3.6-3.8m (the lowest 
practicable storey height is 3.6m for an 
A-grade office building) 

 – Plant location (floor by floor or centralised) 

 – Wind mitigation for pedestrians at street 
level (by podium/tower built form)

 – Sky view from streets – avoiding street 
canyon effects 

 – View from Friedlander Place open space 

 – Pedestrian amenity – especially along 
Nicholson St as it is a pedestrian desire 
line to the new Metro station at Crows Nest

 – No further overshadowing of Newlands 
Park from 10am to 3pm.

 – Good building relationship to the southern 
neighbour. 

 – Above podium setback to improve 
building separation.

2

Public domain amenity

3

Tower adjacencies and 
setbacks

2.1 Urban design principles

Note - The above points summarise 
Architectus’ experience in working with 
the Property Council’s definition of ‘A’ 
grade office space and our experience of 
the commercial office market.  Appended 
is the Property Council’s Guide to Office 
development with definitions on grades of 
office space.
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A key objective is to consider cumulative 
impacts of new development on existing 
areas including view loss.

The future proposed tower form will be 
designed to capture views towards the city 
and Newlands park, and allow view sharing 
for existing buildings

It is important to provide a good transition 
between development along Pacific Highway 
and the nearby residential area.

Future built form should consider the 
prevailing scale of development surrounding 
residential of the site, to ensure an 
appropriate transition between the highest 
densities in St Leonards and the lower scale 
development in the surrounding area.   

Future development should respond to 
streetscape enhancement by providing a 
street wall, continuous street frontages and 
increased activation at the street level.

Transition to Pacific 
Highway

4 5

View sharing

6

Podium alignment and 
scale
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2.2 Property Council definition of “A” grade office space
This table is a ummary of the appended Property Council document.
Code Parameter Unit Grade A buildings
Overview

Desciptor Presentation High-quality office building including high-quality views, outlook and natural light, high-quality 
access from an attractive street setting, high-quality lobby and lift finishes, high-quality amenities, 
high-quality presentation and maintenance. 

Environmental
A1 Environmental rating Green Star - Design & As Built v1.2 5 Star
A2 Energy (without green power) NABERS Office Energy (Commitment) 5.5 Star
A3 Water Number of water points under Green Star - Design & 

As Built v1.2
3

A4 Waste Green Star - Design & As Built v1.2 Operational Waste 
credit

Yes

A5 Indoor environment quality Percentage of minimum Indoor Environmental Quality 
points under Green Star - Design & As Built v1.2

Min 60%Including credits for thermal comfort

A6 Climate change adaptations and resilience Green Star - Design & As Build v1.2 'Adaptation and 
Resilience' credit

Yes

Environmental
B1 Building size sqm NLA Sydney/Melbourne CBDs > 10,000Brisbane/Perth CBDs > 10,000Other CBDs > 5,000
B2 Floor plate sqm NLA Sydney/Melbourne/ Brisbane/Perth CBDs > 1,000, Other CBDs > 800
B3 Tenant service zone mm >= 125
B4 High loading % of NLA 5% > 7.5kPa
Mechanical
C1 Air conditioning - maximum zone size sqm (perimeter / centre zone) <= 85/100
C2 Chilled beam density - maximum area served per 

chilled beam
Watts per m2(perimeter/zone) <= 20/35

C3 Tenant equipment Watts per m2 >= 12
C4 Tenant supplementary loop Watts per m2 >= 20
C5 After-hours operation Minimum zones per floor and Maximum zone size 

(sqm)
2 and 600

C6 Cooling/heating plant redundancy % peak cooling / heating load > 50%
Tenant Risers
D1 General exhaust L/s/m2 (m2 capped to minimum floor plater size) 0.15
D2 Commercial kitchen exhaust and commercial kitchen 

make up air
L/s Number >= 3,000 Minimum of 1

D3 Supplementary toilet exhaust L/s/m2 (m2 capped to minimum floor plater size) 0.1
D4 Supplementary outside air L/s/m2 0.3
Lifts
E1 Car capacity Number of persons >= 16
E2 Lateral vibration mg <= 20
E3 Waiting time Seconds during any five-minute period Up peak <= 30 Lunch peak <= 40
E4 Handling capacity % Up peak >= 13 Lunch peak >= 11
E5 Goods lift Number >= 1
E6 Goods lift Capacity (kg) >= 1,400
See “Electirical, Standby Power - Base building, Communications, Hydraulics, Security, Amenities, and Parking” section in the Appendix A.
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2.3 Options introduction

All tested options comprise the following:

• 3.6m floor to floor consistent with ‘A’ Grade office 
building. 

• 85% efficiency GFA to Building Envelope Area and 
90% efficiency NLA to GFA for typical floors.

• A full storey needs to comprise a plant (for every 
20-25 storeys) plus some rooftop plant. This amounts 
to 2 storeys which are included in the below building 
heights

Three options from different aspects have been 
tested to analyze a suitable building envelope for the 
site. 

Option 1 – Development under the 2036 Final 
Plan. The assumption of this envelope is that the 
future building will be developed under the DPIE 
St Leonards and Crows Nest 2036 (August 2020). 
Street wall height, street setbacks, and above 
podium setbacks are consistent with the 2036 Final 
Plan and DCP.  

31

20
26

Option 2 – Lowest building height to achieve the 
same FSR. This option shows that to maintain 15:1 
FSR, what the lowest building height should be. No 
street setbacks and above podium setbacks will be 
provided in this option, which maximizes building 
footprint per level for reducing building height. A 
setback only at ground level to each street frontage 
to provide street level amenity for Nicholson street 
and Christie street. 

Option 3 – Balanced option (preferred option). This 
option comes up with a balanced outcome with 
reduced height, allowing good street amenity. An 
8-storey podium has been provided with above 
podium setbacks for the tower. A less bulky tower 
has been provided to achieve 15:1 FSR in a mediated 
building height to provide view sharing. 

2.3.1 Three tested options
The applicant’s building has been remodelled in the 
sketch up for comparison to the options. 

The surrounding properties have been modelled 
based on three categories: under construction, 
approved/lodged planning proposal or DA, and 
potential future development under the 2036 Final 
Plan. 

The first two categories of buildings are modelled 
based on the available PP/DA drawings. The third 
category of buildings has followed the controls in 
the 2036 Final Plan. However, the street wall height 
was increased from 6-storey to 8-storey for the 
development at 530-542 Pacific Highway and 69 
Christie street to achieve a more consistent street 
frontage with Pacific Highway. 

The development envelopes for the land to the south 
of the site (29-57 Christie street) in the same street 
block are shown consistent with the DA submitted 
form that site.

2.3.2 Applicants proposal 2.3.3 Surrounding buildings

32

35

24

Option 1 - 2036 Final Plan Option 2 - Lowest building height Option 3 - Balanced option Applicant’s proposal 530-542 Pacific Highway (35-storey) &
69 Christie Street (24-storey) 

29-57 Christie Street
Note: An additional storey is added to 
accmmodat plant

18

11

7
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2.4 Applicant’s proposal

Legend

Buildings under construction

Approved building/Pending approval

Likely development (under LUIIP)

Commercial use for subject site

Site boundary 

Nicholson Street

C
hristie Street

Pacific Highway

Elements

Land Use B2 Local centre

Building Height 32 storeys (Incl. plant/roof level)

FSR 16.45:1

Street wall height N/A

Setback at ground level only N/A

Street setback - Nicholson Street 3m

Street setback - Christie Street 3m

Street setback - South boundary 0m

Setback above podium 3m to south side

No additional overshadowing to Newlands Park Yes

Building   GBA(m2) Storey Efficiency  GFA(m2)

Retail+Medical  7,242 5 0.9**  6,518 

Commercial 
tower

 34,805 25 0.9**  31,325 

Sum 30*  37,842 

Total NLA (85% efficiency NLA-GBA)  35,740 

Total GFA (m2)  37,842 

Site area (m2)  2,301 

FSR  16.45 

 *Note: Excl. plant/roof level

**Note: Please note that applicants have applied a higher efficiency rate (GFA-GBA 90%) in 
this proposal. It may be hard to achieve this high rate in future design. The tested options in 
the following pages have used an 85% efficiency rate from GFA to GBA. 

cpelcz
Text Box
B3 Commercial Core
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Legend

Buildings under construction

Approved building/Pending approval

Likely development (under LUIIP)

Commercial use for subject site

Christie Street
Pacific Highway

Nicholson Street

36

30

43

27

15

50 40

28

44

36

28

18

11

7

32

24

35
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2.5 Option 1 - 31 storeys, 15:1 FSR (Development under the 2036 Final Plan) 

Legend

Buildings under construction

Approved building/Pending approval

Likely development (under LUIIP)

Commercial use for subject site

Site boundary 

Building   GBA(m2) Storey Efficiency  GFA(m2)

Podium  1,836 4 0.85  6,241 

Tower  1,311 25  0.85  27,863 

Sum 29*  34,104 

Total NLA (90% efficiency NLA-GFA)  30,694 

Total GFA (m2)  34,104 

Site area (m2)  2,301 

FSR  15:1 

 *Note: Excl. plant/roof level

Nicholson Street

C
hristie Street

Pacific Highway

Elements

Land Use B2 Local centre

Building Height 31 storeys (Incl. plant/roof level)

FSR 15:1

Street wall height 4 storeys

Setback at ground level only N/A

Street setback - Nicholson Street 3m

Street setback - Christie Street 3m

Street setback - South boundary 0m

Setback above podium 3m to all sides

No additional overshadowing to Newlands Park Yes

cpelcz
Text Box
B3 Commercial Core
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Legend

Buildings under construction

Approved building/Pending approval

Likely development (under LUIIP)

Commercial use for subject site

Christie Street
Pacific Highway

Nicholson Street

36

30

43

27

15

50 40

28

44

36

28

18

11

7

31

24

35
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2.6 Option 2 - 20 storeys, 15:1 FSR (Lowest buidling height)

Legend

Buildings under construction

Approved building/Pending approval

Likely development (under LUIIP)

Commercial use for subject site

Site boundary 

Nicholson Street

C
hristie Street

Pacific Highway

Building   GBA(m2) Storey Efficiency  GFA(m2)

Ground level  1,836 1 0.85  1,560 

Tower  2,301 17 0.85  33,253 

Sum 18  34,814 

Total NLA (90% efficiency NLA-GFA)  31,332 

Total GFA (m2)  34,814 

Site area (m2)  2,301 

FSR  15:1 

 *Note: Excl. plant/roof level

Elements

Land Use B2 Local centre

Building Height 20 storeys (Incl. plant/roof level)

FSR 15:1

Street wall height N/A

Setback at ground level only 3m to both streets

Street setback - Nicholson Street N/A

Street setback - Christie Street N/A

Street setback - South boundary N/A

Setback above podium N/A

No additional overshadowing to Newlands Park Yes

cpelcz
Text Box
B3 Commercial Core
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Legend

Buildings under construction

Approved building/Pending approval

Likely development (under LUIIP)

Commercial use for subject site

Christie Street
Pacific Highway

Nicholson Street

30

43

27

15

50 40

28

44

36

28

20

36

18

11

7

24

35
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Buildings under construction

Approved building/Pending approval

Likely development (under LUIIP)

Commercial use for subject site

Site boundary 
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2.7 Option 3 - 26 storeys, 15:1 FSR (Balanced option)

Nicholson Street

C
hristie Street

Pacific Highway

Building  GBA(m2) Storey Efficiency  GFA(m2)

Podium  1,966 8 0.85  13,370 

Tower  1,610 16 0.85  21,893 

Sum 24*  35,264 

Total NLA (90% efficiency NLA-GFA)  31,737 

Total GFA (m2)  35,264 

Site area (m2)  2,301 

FSR  15:1 

 *Note: Excl. plant/roof level

Elements

Land Use B2 Local centre

Building Height 26 storeys (Incl. plant/roof level)

FSR 15:1

Street wall height 8 storeys

Setback at ground level only N/A

Street setback - Nicholson Street 3m

Street setback - Christie Street 0m

Street setback - South boundary 0m

Setback above podium 3m to Nicholson street side and 
south boundary

No additional overshadowing to Newlands Park Yes

cpelcz
Text Box
B3 Commercial Core



DRAFTDRAFT

Legend

Buildings under construction

Approved building/Pending approval

Likely development (under LUIIP)

Commercial use for subject site

Christie Street
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Pacific Highway

Nicholson Street

30

43

27

15

50 40

28

44

36

28

26

36

18

11

7

24

35



DRAFTSite testing

22 Urban design testing  | 46 Nicolson Street, St Leonards  | 

2.8 Evaluation of options

31

20
26

Development under the 2036 Final Plan 
Tower GFA per level 1,115m2 
Tower NLA per level 1,003m2

32

Pros

Consistent with 2036 final plan controls

Good amenity at the lower levels to both 
streets

Cons

The roof level for plant may exceed the height 
limitation for achieving 15:1 FSR

Smallest commercial floorplate in three tested 
options but consistent with ‘A’ grade office 
space

Highest impacts on views from the 
neighbouring residential buildings at 486 
Pacific Highway

Lowest building height 
Tower GFA per level 1,956m2 
Tower NLA per level 1,760m2

Balanced option 
Tower GFA per level 1,368m2 
Tower NLA per level 1,232m2

Pros

Lowest building height in all options

Lowest impacts on views from the 
neighbouring residential buildings at 486 
Pacific Highway

Largest office floorplate in line with 
contemporary offices than option 1

Cons

Smallest building separation to the site on the 
southern side

No street wall with tower setback to podium 
has been provided in this option

No setbacks have been provided in this option

Pros

A balanced outcome compares to all options

Good amenity to Nicholson street

An appropriate size of the commercial office 
floorplate

Cons

No setbacks to Christie street. However, it is 
considered that this can be appropriate in the 
urban context as Christie St has a more open 
quality than Nicholson St where setback above 
a podium is needed fir amenity.

Pros

Maximises commercial opportunity

Good amenity at the lower levels to both 
streets

Cons

Exceed the maximum FSR control

Exceed the maximum Height control

Highest impacts on views from the 
neighbouring residential buildings at 486 
Pacific Highway

Applicant’s proposal 
Tower GFA per level 1,292m2 
Tower NLA per level 1,221m2
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2.9 Preferred option commentary

2.9.1 Shadowing
An important built form objective of the 2036 Final 
Plan is to minimise overshadowing of key open 
spaces, public places and adjoining residential 
areas. Solar height planes outlined in the strategy 
require no additional overshadowing to Newlands 
Park between 10:00am-3:00pm. 

None of the options overshadow Newlands Park.

Shadow plan 10.00am

Please note that the shadows on the north corner of Newlands 
Park in the diagram are cast by the new proposed building at 500 
Pacific Highway. 
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Buildings under construction

Approved building/Pending approval

Likely development (under LUIIP)

Commercial use for subject site

Site boundary 

4

5

1

3
2
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2.9.2 Public domain amenity 

View 3 - Friedlander place

View 5 - Intersection of Oxley street and Nicholson street

View 2 - Intersection of Christie street and Nicholson streetView 1 - Christie street

View 4 - Nicholson street

View 6 - Newlands Park

View location

View 1 looks northwards along Christie St showing 
no setbacks for the subject site.  It is considered 
acceptable given this is a long closed end view.

View 2 looks south-eastwards along Nicholson St.  It 
is important to setback the tower above a podium 
to provide a better low angle sky view of this open 
ended street view. Nicholson St will be an important 
pedestrian connection in the future particularly with 
the advent of the Metro station at Crows Nest.

View 3 is from Friedlander Place towards the site. 
Some architectural tapering of the subject tower at 
the corner would increase the low angle sky view.  
It is considered unnecessary to have a significant 
setback to the street corner for the tower as 
Friedlander Place is characterised by being a public 
space edged by tall buildings.

View 4 looks north-westwards along Nicholson St 
and shows a very contained view. It is of most benefit 
to pedestrian amenity to have a tower setback above 
a podium to reduce the canyon effect.

View 5 looks northwards along Nicholson St from 
Oxley St and shows the subject site behind the 
recently lodged DA in the left foreground.

View 6 is a view from the middle of Newlands Park 
and shows the subject site as part of a transition 
of stepped heights up to the highest buildings on 
Pacific Highway.

Wind

An aspect of public domain amenity is wind. The 
prevailing winds are north-easterlies which are largely 
likely to be moderated by the built forms to the north 
east of the site. The podium tower configuration to 
Nicholson St Is a good response to this situation.  An 
awning along Christie St should be sufficient wind 
amelioration for pedestrian amenity.
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2.9.3 View sharing
View sharing is considered from representative 
viewpoint at Level 27 in the middle apartment of 
Tower 2 of 486 Pacific Highway located opposite the 
site on Nicholson St.  Tower 2 has 36 storeys.  The 
views show that Option 1 allows views from only the 
top 4 storeys while Option 3 allows views from the 
top 10 storeys. Option 3 provides the best balance of 
development potential and view sharing.

View from Level 27 of Tower A 486 Pacific Highway - Option 3 View from Level 27 of Tower A 486 Pacific Highway - Option 1

View location in plan

View location of apartment from Level 27 - Option 3 View location of apartment from Level 27 - Option 1
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2.9.4 ‘A’ grade office space - Indicative 
floorplate

Typical podium level Typical tower level

Christie street

Nich
ols

on
 st

re
et

 
1,671m2(GFA) 
1,504m2(NLA)

 
1,368m2(GFA) 
1,232m2(NLA)

 
15m

 
12.5m

 
15m 

12.5m

 
15m

 
12.5m

 
12m 

9.5m

 
3m  

6m

 
3m

The indicative floorplate is showing a potential layout 
with a centre core.

Architectus considers the indicative floorplate 
accords with the Property Council criteria for ‘A’ 
grade office space
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Architectus recommends the following:

1. Option 3 provides the best balanced outcome in  
achieving the urban design principles.

2. Option 3 achieves 15.0:1 FSR consistent with the 
2036 Final Plan but at a lower height by 4 storeys 
which enables better view sharing with nearby 
residential neighbours and a better transition in 
building heights from surrounding lower scale 
residential areas to the highest buildings along 
Pacific Highway.
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04 Appendix A -  
A guide to office  
building quality  
by the Property Council 






















































