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1.0 Executive Summary 

This Integrated Water Management Plan has been prepared by TTW on behalf of Prosper as part of the 

Environmental Impact Statement (EIS) for a State Significant Development Application (SSDA) for a mixed 

use development at 402-420 Pacific Highway, Crows Nest (the site).  

The report has been prepared to address the Secretary’s Environmental Assessment Requirements (SEARs) 

issued for the project (SSD-83076206) on 29 April 2025.  

The site is located adjacent to Crows Nest Metro Station and is within the Crows Nest Transit Oriented 

Development (TOD) Accelerated Precinct which has been identified by the NSW Government to support 

housing delivery. The Crows Nest TOD Precinct has been subject of recent amendments to the planning 

controls which came into effect in November 2024.  

The site comprises 2,127.7sqm of land at 402-420 Pacific Highway, Crows Nest (SP54033) within North 

Sydney LGA.  

The SSD application seeks approval for demolition of existing structures and construction of a 38-storey mixed 

use building.  

This report concludes that the proposed mixed use residential development appropriately considers 

stormwater and warrants approval subject to the implementation of the following mitigation measures: 

• No increase to site impervious area from existing to proposed conditions and minimal impact to 

stormwater discharge point to mitigate impact on Council’s downstream stormwater network. 

• On site stormwater quality treatment to mitigate the impact of the site on downstream water quality.  

• Erosion and sediment control measures during construction to mitigate downstream impacts on water 

quantity and quality. 
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2.0 Introduction 

This Integrated Water Management Plan has been prepared by TTW on behalf of Prosper as part of the 

Environmental Impact Statement (EIS) for a State Significant Development Application (SSDA) for a mixed 

use development at 402-420 Pacific Highway, Crows Nest (the site).  

The SSD application seeks consent for the following:  

▪ Demolition of all existing structures on the site, tree removal, excavation and site preparation works 

▪ Construction of a 38 storey mixed use building comprising: 

o Six levels of basement car parking  

o A four storey podium comprising retail and commercial floor space 

o Above podium resident communal open space and communal floor space  

o 273 residential apartments including affordable housing 

o Rooftop servicing  

▪ Retention of existing access from Oxley Street to basement car parking and construction of a new driveway 
from Oxley Street to access the ground floor loading dock 

▪ Associated landscaping and public domain works 

▪ Infrastructure servicing. 

 

The report has been prepared to address the Secretary’s Environmental Assessment Requirements 

(SEARs) issued for the project (SSD-83076206) on 29 April 2025 as detailed in Table 1 below.  

Table 1: Relevant SEARs Considered 

Issue SEARs Requirement Section reference 
Water 
Management 

 

Refer to 4.0 
Stormwater 
Methodology 
for stormwater 
management. 
 
Refer to ‘Infrastructure 
Delivery Management 
Report’ by Goldfish & 
Bay for potable water, 
recycled water and 
sewer management.  
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Issue SEARs Requirement Section reference 
Flood Risk 

 

Refer to 5.0 Flood 
Management  
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3.0 Subject Site 

The site is located adjacent to Crows Nest Metro Station and is within the Crows Nest Transit Oriented 

Development (TOD) Accelerated Precinct which has been identified by the NSW Government to support 

housing delivery. The Crows Nest TOD Precinct has been subject of recent amendments to the planning 

controls which came into effect in November 2024.  

The site comprises 2,127.7sqm of land at 402-420 Pacific Highway, Crows Nest (SP54033) within North 

Sydney LGA.  

The site is currently developed with a four-storey mixed use building. Vehicular access to existing basement 

car parking is from Oxley Street via the adjacent landholding with an easement granting right of carriageway. 

The uses surrounding the site comprise:  

• Crows Nest Metro Station to the east which has approval for over-station development up to 22 storeys 

of mixed use and is subject of a current SSD application for up to 27 storeys 

• An existing car wash facility and four storey commercial building to the north which is subject of a 

proposal for a 52-storey mixed use development being considered through the Housing Delivery 

Authority pathway as SSD with a concurrent rezoning 

• A three-storey commercial building to the northwest with potential for up to 16 storeys of commercial 

under the Crows Nest TOD controls 

• Three to five story mixed use and commercial buildings fronting Pacific Highway located to the south 

of the site which are subject of a separate SSD application for a 40-storey mixed use development 

• Three storey multi-dwelling housing to the west with potential for up to 12 storeys of residential under 

the Crows Nest TOD controls.  

 

Figure 1: Subject Site (Source: Mecone Mosaic) 
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3.1 Existing services 

A Before You Dig Australia (BYDA) received on 22 May 2025 has been reviewed to identify known in ground 

assets that may impact development of the site. 

Based on the BYDA, services in the surrounding area include but not limited to: 

• Ausgrid underground conduits along Oxley Street and Pacific Highway site frontages. 

• Jemena underground gas conduits along Pacific Highway site frontages. 

• NBN underground assets along Oxley Street and Pacific Highway site frontages. 

• North Sydney Council stormwater drainage pipe and drainage pits through an existing easement 

located through the neighbouring property (398 Pacific Hwy) parallel to the south-eastern site 

boundary (refer to Figure 2 below). 

• North Sydney Council redundant stormwater pit located on corner of Pacific Hwy and Oxley Street. 

• North Sydney Council active parking meter sensors and redundant parking meter cables along Pacific 

Highway and Oxley St. 

• Optus underground assets along Oxley Street and Pacific Highway site frontages.  

• Uecomm assets along the Pacific highway site frontage. 

• Sydney Water water main along Pacific Highway Site frontage. 

• Sydney Water disused sewer main through rear of subject site and existing site connection to Oxley 

Street. 

• Telstra assets along Oxley Street and Pacific Highway site frontages. 

• TPG assets on north side of Oxley Street and Pacific Highway site frontage. 

• Transport for NSW signal assets at intersection between Pacific Highway and Oxley Street. 

• Vocus Communions asset on northern side of Oxley Street.  
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4.0 Stormwater Methodology 

The Secretary’s Environmental Assessment Requirements (SEARs) for the proposal were issued on 29 April 

2025. This section addresses Item 11 of the SEARs.  

4.1 Stormwater Quantity 

4.1.1 Existing Stormwater 

The site is located at 402-420 Pacific Highway, Crows Nest with a general slope downhill towards the south 

and west. The local stormwater systems are owned and maintained by North Sydney Council and Transport 

for NSW. There is existing Council owned inter-allotment stormwater drainage pits and drainage pipe which 

runs from Pacific Highway through an existing easement on the neighbouring property (398 Pacific Highway) 

parallel to the southeastern site boundary (refer to Figure 2 below). There is an existing connection point from 

the existing development to the inter-allotment stormwater at the southern corner of the site (to be confirmed 

during the design development stage). 

There is also an existing stormwater pit on the Pacific Highway at the corner of Oxley Street (understood to be 

TfNSW infrastructure). Any proposed connection of site stormwater to this pit may be problematic as it would 

change the nature of the existing stormwater regime. As such, the preferred point of connection would be to 

the inter-allotment drainage to the south. 

 
Figure 2: Existing connection pit location (Source: North Sydney Council BYDA) 

4.1.2 Proposed Stormwater Design 

Stormwater is to be designed in accordance with the North Sydney Council Development Control Plan 2013 

(DCP) part B Section 18 and the Infrastructure Specification Manual for Road Works, Drainage and 

Miscellaneous Works. All new stormwater is required to convey by gravity as drainage from the site to the 

Council’s existing drainage network system, ensuring efficient and reliable water flow. The site stormwater 

system is proposed to discharge to the existing inter-allotment drainage system to a pit upstream of the existing 
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connection point. It should be noted that the outlet of the proposed connection point is the same size as the 

outlet of the current connection point hence there is no significant impact to existing capacity expected as a 

result of connecting to the upstream pit. 

As outlined in Section 2.6.7 Provision 5 of the DCP (as shown in Figure 3), the post-development stormwater 

discharge rates are to be less than the pre-development discharge rate. As the existing site is already 100% 

impervious and does not contain an on-site detention tank (OSD), correspondence with Council will be initiated 

to confirm the requirements regarding the provision of an OSD with the proposed development. As there is no 

increase in impervious area on the site from existing to the proposed development and minimal impact from 

the new proposed connection, an OSD tank is not required as there would be no increase in site stormwater 

discharge from pre-development conditions into Council’s drainage network. 

 
Figure 3: Stormwater Management Provisions (Source: North Sydney Council DCP 2013) 

4.2 Stormwater Quality 

Stormwater quality treatment is required to comply with the requirements outlined in the North Sydney Council 

DCP 2013 Part 2.6.7 – Stormwater Management for Commercial and Mixed-use Development, specifically 

Section P11 (WSUD Controls), refer to Figure 4. As the development area is greater than 2000m2, MUSIC 

modelling is required to comply with Council’s guideline water quality targets. 

 

 
Figure 4: Water Quality Targets (Source: North Sydney Council DCP 2013) 
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Stormwater quality reduction targets are to be met through the use of the following devises: 

• 10x 690mm Ocean Protect StormFilter cartridges (or equivalent) located in a 15m2 water quality 

chamber within the building, 

• Ocean Protect OceanGuard (or equivalent) pretreatment for surface runoff flows into storm filter 

chamber (except for roof drainage), and 

• 20kL rainwater tank with irrigation and washdown re-use (Details to be provided by hydraulic 

consultant at design development stage). 

Refer to Figure 5 for MUSIC model catchment plan (summarised in Table 2), Figure 6 for MUSIC model layout 

and Figure 7 for MUSIC model treatment train results demonstrating Council reduction targets are achieved. 

 
Figure 5: MUSIC Model Catchment Plan 

 
Table 2: Catchment Nodes Summary 

Catchment Node Title Area (m2) Impervious (%) 

Roof 1241 100 

Terrace Level 5 493 100 

Roof Level 1 172 100 

Waste Holding Area 121 100 

Bypass 100 100 

Total 2127 100 
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Figure 6: MUSIC model layout 

 
Figure 7: MUSIC model treatment train results. 

 

4.3 Erosion and Sediment Control 

During the construction stages of project, an erosion and sediment control plan is to be implemented to prevent 

sediment laden stormwater from flowing into adjoining properties, roadways or receiving water bodies. 

Stormwater controls onsite are detailed in erosion and sediment control plans which is in accordance with 

relevant regulatory authority guidelines including Landcom NSW’s Managing Urban Stormwater, Soils and 

Construction (“Blue Book”). 
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4.4 Cumulative Impacts 

Stormwater impacts are managed through the implementation of stormwater controls throughout the site to 

mimic existing conditions and adhere to guidelines set out by the North Sydney Council DCP. Discharge from 

the site has been designed to not exceed the existing stormwater flows from site and to connect to the existing 

council network with no cumulative impacts. As a result, from a stormwater perspective, cumulative impacts 

from the site on surrounding developments are negligible and will not impact hydrology, drainage lines, 

downstream asset or watercourses. 

4.5 Mitigation Measures 

The proposed stormwater design includes the following mitigation measures: 

• Not increase impervious area from existing to proposed conditions and retain existing stormwater 

discharge point to mitigate impact on Council’s downstream stormwater network. 

• On site stormwater quality treatment to mitigate the impact of the site on downstream water quality.  

• Erosion and sediment control measures during construction to mitigate downstream impacts on water 

quantity and quality. 
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5.0 Flood Management   

Flood related development controls have been addressed in the Planning Certificate for the site received from 
North Sydney Council dated 14 November 2024. An excerpt of the controls relevant to flood planning is 
provided in Figure 8 below, which states that the site is not subject to Council’s flood related development 
controls. Based on this, a flood impact and risk assessment (FIRA) is not required for the proposed 
development. 

 

 
Figure 8: Excerpt from Planning Controls (Source: North Sydney Council) 

The site is located outside of 1%AEP flood extent as shown on North Sydney Council’s flood maps, refer to 
Figure 9.  

Response to flood controls as described in the ‘Crows Nest TOD Precinct Design Gude’ is provided in Table 
3 below.  

Table 3: Flood Conditions from Crows Nest TOD Precinct Design Guide 

 Requirements Comments 

1) Requirements for development outside of the potentially flood-
affected lots on Figure 13 of the DCP. 

- 

a) The Flood Planning Level (FPL) is 0.3 m above the surrounding 
ground levels. Any basement levels including basement car 
parking is to be suitably protected from the effects of flooding via 
use of a FPL at all basement entry points. 

Where new vehicle crossing access 
is proposed, the basement entry 
level is  0.3m above the adjacent 
gutter invert level. 

b) Surrounding ground refers to a gutter invert, where a gutter is 
present, otherwise ground levels in the vicinity of the basement 
entry point. 

See above. 

c) Entry points refer to ramps, driveways, elevators, stairs, vents 
and any other openings where water may enter the basement. 

No other new basement entry points 
are proposed, except for vehicle 
crossing identified above. 
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Figure 9: Peak Flood Depths and Levels 1% AEP Design Event (Source: North Sydney Council ‘North Sydney LGA-Wide 
Floodplain Risk Management Study and Plan Final Report, Figure 13 – November 2022) 
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6.0 Summary 

The following provides a summary of the proposed stormwater management for the proposed development:  

• Existing stormwater discharge point is to be retained to Council’s inter-allotment drainage to the south 

of the site. This is therefore the preferred point of connection for the development. 

• On-site detention (OSD) is not required for the proposed development as there is no increase in 

impervious area on the site from existing to proposed conditions. Hence, there will be no increase in 

pre to post-development site discharge. 

• Stormwater treatment has been developed which includes Ocean Protect OceanGuards or equivalent, 

Ocean Protect StormFilters or equivalent and a rainwater tank to reduce the pollutant target through 

the site. 

• The proposed development not located within a flood planning area and therefore a Flood Impact Risk 

Assessment is not required. 
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Appendix A 

Architectural Drawings 
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