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1

Introduction
This View and Visual Impact Assessment supports a State Significant Development
(SSD) Application for the detailed design, construction and use of over station
development (OSD) on Site C of the Crows Nest Station precinct. It is submitted to
the Department of Planning, Industry and Environment (DPIE) pursuant to Part 4 of
the Environmental Planning and Assessment Act 1979 (EP&A Act).

1.1

Purpose of this report
Sydney Metro has secured concept approval for a mixed use development
comprising three buildings above the Crows Nest station, otherwise known as the
over station development (OSD). This Concept SSD Application approved building
envelopes and land uses, maximum building heights, maximum gross floor areas,
pedestrian and vehicular access, circulation arrangements and associated car
parking and the strategies and design parameters for the future detailed design of the
development.
The station and public domain elements form part of a separate planning approval for
Critical State Significant Infrastructure (CSSI) approved by DPIE on 9 January 2017.
A Visual Impact Assessment Report dated 7 November 2018 was prepared as
Appendix N of the Environmental Impact Statement (EIS) for the approved Concept
SSD Application to specifically respond to the Secretary’s Environmental Assessment
Requirements (SEARs) issued for the Concept SSD Application on 26 September
2018. Following exhibition of the EIS, the design of the OSD was amended to further
assessment to respond to issues raised in submissions including the preparation of a
second Visual and View Impact Assessment (VVIA) dated 23 July 2020. These
assessments determined the impacts of changes to view and visual impacts resulting
from the development of OSD.
This subsequent VVIA undertakes an assessment of the detailed design of the Site C
OSD only from the established public domain and private views utilised in the
assessments that accompanied the approved Concept SSD Application. The detailed
design of Sites A and B are the subject of separate and future applications. Further,
the built form of the Site C OSD up to Level 2 and all public domain areas are part of
the CSSI Approval and are not subject this SSD DA.
The visual and private impact assessment is based on the photomontages prepared
by Virtual Ideas provided at Appendix A of this report.

1.2

Background and Concept Approval
Sydney Metro is seeking to deliver OSD above the approved Crows Nest Station. On
23 December 2020, the Minister for Planning and Public Spaces granted consent to
the concept proposal for OSD at the Crows Nest Station including building envelopes,
development parameters and strategies for a future development above the approved
Crows Nest Station, and the use of the OSD spaces approved within the station
under the CSSI Approval.
While the Crows Nest Station and OSD will form a single integrated station
development (ISD), the planning pathways defined under the EP&A Act requires
separate assessment for each component of the development. In this regard, the
approved station works (CSSI Approval) are subject to the provisions of Part 5.1 of
the EP&A Act (now referred to as Division 5.2) and the OSD component is subject to
the provisions of Part 4 of the EP&A Act.
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The concept proposal for Crows Nest OSD complements the St Leonards commercial
core and seeks to minimise overshadowing and amenity impacts and integrate with
the broader Crows Nest village including Willoughby Road. It provides an opportunity
for a mixed-use development that capitalises on its immediate access to Australia’s
biggest public transport project that delivers significant improvements to the amenity
of the local area. This aligns with the vision for the area, as outlined in key strategic
planning documents, including the Greater Sydney Commission’s (GSC) North
District Plan and the St Leonards and Crows Nest 2036 Plan prepared by DPIE.
In October 2018, DPIE released a draft Rezoning Proposal for the Crows Nest metro
site. The Rezoning Proposal sought to increase the relevant planning controls
applying to the site to be commensurate with the built form proposed in the concept
SSD Application.
The release of the Rezoning Proposal was simultaneous to the release of the (then)
draft strategic planning documents including the St Leonards and Crows Nest 2036
Draft Plan (2036 Draft Plan). The 2036 Draft Plan recommended significant changes
to the planning controls for the immediate area surrounding the Crows Nest OSD site
subject to consideration of community feedback to its exhibition.
The 2036 Plan and the associated Special Infrastructure Contribution (SIC) scheme
were finalised by DPIE on 29 August 2020. The Rezoning Proposal was also
finalised, and new planning controls gazetted, on 31 August 2020 applying new
planning controls to the Crows Nest metro site.

1. Site A, 2. Site B, 3. Site C

Figure 1: Approved building envelopes within the Crows Nest Station precinct

1.3

Site description
The Crows Nest Station precinct is located between the Pacific Highway and Clarke
Street (eastern side of the Pacific Highway) and Oxley Street and south of Hume
Street, Crows Nest. It is wholly located within the North Sydney local government
area (LGA). It is also near the boundary of both the Willoughby and Lane Cove LGAs.
The Crows Nest Station OSD site comprises three sites (Figure 2). The following
building envelopes and land uses were approved for each of the sites in the concept
SSD Application:
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Site A (497-521 Pacific Highway, Crows Nest): 21 storey (RL 180m including a
4.4m rooftop building services zone) commercial office building with a maximum
floor space of 40,300m2



Site B (477-495 Pacific Highway, Crows Nest): 17 storey (RL 155m) residential
accommodation building with a maximum floor space of 13,000m2



Site C (14 Clarke Street, Crows Nest): 9 storey (maximum RL 132m including a
5m rooftop building services zone) commercial office building with a maximum
floor space of 3,100m2

This SSD Application relates only to the detailed design and delivery of Site C, with
applications for Sites A and B to be undertaken separately in the future.

Figure 2: Aerial photograph of Site C within the greater Crows Nest Station precinct

Site C is located at the north-western corner of Hume Street and Clarke Street, and
comprises one allotment with the address of 14 Clarke Street, Crows Nest. It is legally
described as Lot 1 in DP1123850.
The site is roughly rectangular in shape, and being located within the Crows Nest
village centre. Adjoining Site C is a seven storey residential building (known as
‘Wyndel Apartments’) at 22-26 Clarke Street and a five storey commercial building at
20 Clarke Street.
The existing buildings on the site have been demolished to facilitate the construction
of Crows Nest Station under the CSSI Approval. The demolition works are now
complete, and the site is vacant and surrounded by construction hoarding. Once the
station is completed as per the CSSI Approval, the entry within Site C will provide
connection to the east towards Willoughby Road.

1.4

Overview of the proposed development
This detailed SSD Application will seek consent for the construction of a commercial
office building on the site. It will be highly integrated with the approved Crows Nest
Station under construction below.
Specifically, consent is sought for the following works:
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construction, use and fitout of a new commercial building with the following
parameters:
- a total gross floor area (GFA) of 3,100m2
- a maximum building height of RL 127m, with an additional 5m ‘building
services zone’ to accommodate rooftop plant and equipment, lift overruns
and services (RL 132m total)
- nine (9) storeys, comprising:
o building entrance lobby on the ground level
o bicycle parking and end of trip facilities on level 1
o commercial offices on levels 2 – 8
o an accessible garden on part of level 9 for use by tenants
o rooftop plant and service areas
 associated building servicing and building landscaping elements.
 signage zones for building / business identification.
 no vehicle parking will be provided on site.
The CSSI Approval for the metro station includes space provisioning on the ground
level (building entrances) and level 1 (bicycle parking and end of trip facilities) for the
Site C OSD. The use and fit-out of these OSD spaces requires approval under Part 4
while the actual station structure itself is approved as part of the Sydney Metro City &
Southwest project.

1.5

Assessment requirements
DPIE has issued the Secretary’s Environmental Assessment Requirements (SEARs)
for the preparation of an Environmental Impact Statement for the proposed
development. This report has been prepared having regard to the SEARs as follows:
SEAR

Where addressed

8. Environmental amenity
 Assess amenity impacts on the surrounding locality,
including lighting impacts, solar access, visual
privacy, visual amenity, view loss and view sharing,
overshadowing, wind impacts and acoustic impacts.
A high level of environmental amenity for any
surrounding residential land uses must be
demonstrated.

Surrounding locality is
assessed in Section 3 and 4

9. Visual impacts
 Provide a visual analysis of the development,
including photomontages or perspectives illustrating
potential visual and view loss impacts associated with
the proposal when compared to the existing situation
and concept approval, when viewed to and from key
vantage points, including from existing and future
Hume Street park extensions and from nearby
affected residences.
 Where the visual analysis has identified potential for
significant visual impact, provide a visual impact
assessment that addresses the impacts of the
development on the existing catchment.

Virtual Ideas has prepared
photomontages which
accompany this assessment,
and are included as extracts
where relevant in the report
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1.6

Methodology
There is currently no universally agreed method of undertaking VIA in NSW.
Therefore, the methodology used to inform this VIA is based on established NSW
practices and national and international policy, and follows the methodology for the
approved Concept SSD Application which closely resembles the process established
by leading NSW practitioner Richard Lamb and Associates (RLA).
Compared to other guidance, which can often focus on the impact of infrastructure
such as roads and energy generating or transmission structures on more natural
landscapes, RLA has developed a system that enables consideration of the visual
impact in built up, urban environments. On this basis, the general framework of this
methodology has drawn heavily from RLA practices. Other documents that provide
broader guidance, as well as specialist guidance in particular areas of VIA, have been
considered where appropriate. These include:


Visual Management System, United States Department of Agriculture Forest
Service, 1974.



Guidance for Landscape and Visual Impact Assessment, United Kingdom
Landscape Institute and the Institute of Environmental Management &
Assessment, 2005.



Implementation Guideline No. 8: Identifying and protecting scenic amenity values,
Queensland Government, 2008.



Planning Practice Note 43: Understanding Neighbourhood Character, Victorian
Department of Environment, Land, Water and Planning, 2015.

The methodology for the preparation of the photomontages has been prepared in
accordance with the Land and Environment Court Policy on this matter.
The core methodology follows three key steps:
1. visual effect – assessment of the nature and scale of the proposal on the
existing visual catchment
2. visual impact – assessment of the impact of the visual effect following
application of other, relevant considerations
3. acceptability of the visual impact – assessment of the appropriateness of
visual impact against a relevant planning considerations.
Based on the findings of this core methodology, a determination is then made as to
whether the proposal can be supported in its current form from a visual impact
perspective, and if so, whether any elements are critical to ensure its continued
acceptability as it evolves from concept to detail design and development.
More specifically, the methodology comprises the following steps.
Visual effect


review the proposal.



prepare a visual model of the proposal.



identify and understand relevant key planning instruments.



review topographic maps and undertake site visits to determine the visual
catchment and key viewpoints to the site within the catchment.



take photos from the viewpoints.



undertake survey work in relation to the viewpoints.
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superimpose the visual model into the viewpoint photos to create accurate
photomontages.



assessment of visual effect using baseline factors.



assessment of visual effect using variable factors.

Acceptability of the visual impact

1.7



assessment of the acceptability of visual impact against relevant considerations
drawn from the SEARs and other planning instruments, including the approved
Concept SSD Application to which this DA for Site C is pursuant.



identification of elements that are critical to ensure the continued acceptability of
the proposal as it evolves from detailed design to construction, if relevant.



drawing a conclusion and making of recommendations.

Terminology
This Section sets out the definitions of key terms used within this report to assist the
reader with the understanding of this report. The terminology used to describe the
degree of impact, being negligible, minor, moderate, severe or devastating (if
relevant), is in accordance with the established planning principles of Tenacity
Consulting v Warringah [2004] NSWLEC 140.
Table 3: key terminology and definitions for this report

Term

Definition

‘Low impact’

Minor loss or alteration to the character of the view obtained
prior to development, or introduction of new visual elements
that are not uncharacteristic with the existing visual features
of the landscape.

‘Medium impact’

Partial loss or alteration to the character of the view
obtained prior to development, or introduction of new visual
elements that are prominent but not necessarily
uncharacteristic with the existing visual features of the
landscape.

‘High impact’

Total loss or alteration to the character of the view obtained
prior to development, or introduction of new visual elements
which are uncharacteristic of the existing visual features of
the landscape.
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Term

Definition

‘Iconic view’

In the context of visual impact assessment, the term ‘iconic
view’ arises principally from two decisions of the NSW Land
and Environment Court. In the decision of (former) Senior
Commissioner Roseth in Tenacity Consulting v Warringah
[2004] NSWLEC 140 at [26], “iconic views (e.g. of the
Opera House, the Harbour Bridge or North Head) are
valued more highly than views without icons”. In the joint
decision of (former) Senior Commissioner Moore and
Acting Commissioner Adam in Rose Bay Marina Pty
Limited v Woollahra Municipal Council and anor [2013]
NSWLEC 1046, and making reference to Tenacity, further
examples of ‘iconic views’ are provided: “major landmarks
such as the Opera House or the Three Sisters, for example,
or physical features such as land/water interfaces”. It is
clear from the examples provided in Tenacity and Rose Bay
that iconic views include landmarks that are of the highest
significance which enjoy national or international
prominence as prominent, widely recognisable and
culturally/ aesthetically important features of the visual
landscape.

‘Building envelope’

The building envelope identified in the approved Concept
SSD Application for Over Station Development
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2

Planning context

2.1

Crows Nest
The site is located within the strategic centre of St Leonards/Crows Nest as identified
under the North District Plan. This Plan identifies St Leonards as a mixed-use centre
with high rise offices, and high density residential development. A restaurant and
retail strip is located along Willoughby Road Crows Nest, which provides a vibrant
night-time economy. The Greater Sydney Commission has identified the area as a
‘Collaboration Area’ given its important health and education uses.

2.2

Planning strategies and instruments
The planning context for the site in terms of the strategies and instruments that guide
development on the site and are of relevance to the visual impact assessment remain
largely unchanged to those considered in the approved Concept SSD Application,
including:


A Metropolis of Three Cities – the Greater Sydney Region Plan



The North District Plan



Sydney Regional Environmental Plan (Sydney Harbour Catchment) 2005



North Sydney Development Control Plan 2013

The following sections outline changes those strategies and instruments, which have
changed since the VVIA’s were prepared for the approved Concept SSD Application.
2.2.1

St Leonards and Crows Nest 2036 Plan & Crows Nest Sydney Metro Site
Rezoning Proposal
In July 2016, DPIE announced it would also undertake strategic planning
investigations into revitalising the surrounds of St Leonards railway station and the
metro station at Crows Nest. This process resulted in the St Leonards and Crows
Nest Priority Precinct in June 2017. In August 2017, DPIE released the St Leonards
and Crows Nest Station Precinct Interim Statement (Interim Statement) and in
October 2018, DPIE released the draft Rezoning Proposal for the Crows Nest Sydney
Metro site and the St Leonards and Crows Nest 2036 Draft Plan.
The Rezoning Proposal sought to change the relevant planning controls for the Crows
Nest Station precinct in-line with the future vision for the area under the 2036 Draft
Plan and the building envelopes then proposed in the Concept SSD Application. The
2036 Draft Plan and Rezoning Proposal were exhibited concurrently to the Concept
SSD Application in December 2018 to February 2019.
The 2036 Plan and the associated Special Infrastructure Contribution (SIC) scheme
were finalised by DPIE on 29 August 2020. The Rezoning Proposal was also
finalised, and new planning controls gazetted on 31 August 2020 applying to the
Crows Nest metro site.
The 2036 Plan provides urban design principles for future development in the area,
including:


Density is located close to a transport hub such as St Leonards Station or the
Crows Nest Metro Station. Taller buildings are to be located within 150-200m of
either station and transition in height to the surrounding areas



St Leonards is to be read as the predominant centre to reinforce its commercial
role and Crows Nest as a secondary lifestyle destination. Large developments are
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to be located between the stations and transition in height, bulk and scale from
the highway to the surrounding neighbourhood areas. The focus of height is
referred to as the ‘knuckle area’ within St Leonards mixed use commercial core.


Willoughby Road is an important place within the Plan area that is to be protected.
New development is to ensure minimal overshadowing and avoid unreasonable
visual impact to the public domain.



Heritage Conservation Areas are to be protected. New development nearby is to
ensure minimal overshadowing and avoid unreasonable visual impact to the
public domain or private open spaces of dwellings within these areas.



Investigate opportunities to provide additional open space in the Plan area. New
developments are not to cause unacceptable overshadowing to any key existing
or proposed public open spaces.



New development must respond appropriately to built form character of subprecincts, including height, bulk and scale, as well as the existing and proposed
uses.



The interface between two-character areas should respond to the adjacent
character area to create an appropriate transition.



New development should consider its relationship to surrounding context and
urban grain, while seeking to provide improved accessibility through appropriate
frontage treatment and provision of arcades, laneways, and enhanced public
domain.

Figure 4: urban design principles encouraging density at the proximity to stations and
in the ‘knuckle area’ in the 2036 Plan

2.2.2

North Sydney Local Environment Plan 2013
Relevant aims of the North Sydney Local Environmental Plan 2013 (NSLEP 2013)
include:


to promote development that is appropriate to its context and enhances the
amenity of the North Sydney community and environment.



In relation to residential development:
o



to ensure that new development does not adversely affect residential
amenity in terms of visual and acoustic privacy, solar access and view
sharing.

In relation to non-residential development:
o

to maintain a diversity of employment, services, cultural and
recreational activities; and

o

to ensure that non-residential development does not adversely affect
the amenity of residential properties and public places, in terms of
visual and acoustic privacy, solar access and view sharing.
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Under NSLEP 2013, the site is zoned B4 Mixed Use. The objectives of this zone are:


to provide a mixture of compatible land uses;



to integrate suitable business, office, residential, retail and other development in
accessible locations so as to maximise public transport patronage and encourage
walking and cycling;



to create interesting and vibrant mixed use centres with safe, high quality urban
environments with residential amenity; and



to maintain existing commercial space and allow for residential development in
mixed use buildings, with non-residential uses concentrated on the lower levels
and residential uses predominantly on the higher levels.

Other provisions of NSLEP 2013 relevant to addressing visual considerations include:


Clause 4.3 Height of Buildings: to promote the retention and, if appropriate,
sharing of existing views.



Clause 5.10 Heritage conservation: to conserve the heritage significance of
heritage items and heritage conservation areas, including associated fabric,
settings and views.

The NSLEP 2013 contains development standards which set the maximum height of
buildings, and the maximum capacity of the site.

2.3

Approved Concept SSD Application
This SSD DA for the detailed design of Site C is pursuant to the approved Concept
SSD Application (SSD-9579). This approval includes a building envelope and
development parameters and strategies for future development above the approved
Crows Nest Station, and the use of the OSD spaces approved within the station
under the CSSI Approval. Of particular relevance is the following:


a maximum building envelope for Site C, including street wall heights, setbacks
and building articulation zones, with a height of RL 127 metres or 9 storeys
(includes two station levels and conceptual OSD space approved under the CSSI
Approval) and an additional 5 metres (to RL 132 metres) for rooftop services,
plant and the like, and



endorsed Crows Nest Over Station Development – Design Quality Guidelines
(Design Guidelines) used to guide the detailed design of the Crows Nest Station
precinct OSD, and is an appropriate reference document for the assessment of
design outcomes.
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Figure 5: Approved building envelopes ground level plan

Figure 6: Approved building envelopes sections
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2.4

Hume Street Park
Site C of the Crows Nest Station precinct is located adjacent to Hume Street Park.
Hume Street Park is bound by Hume Street, Clarke Street, Oxley Street and Pole
Lane and currently contains a childcare centre, indoor basketball centre and turfed
space. The Hume Street Park is a Council owned public open space area.
North Sydney Council has endorsed a masterplan (see Figure 7) for an expansion of
the park comprising a whole of block redevelopment outcome for over 5,000m2 of
new open space (over 8,000m2 in total), in addition to providing a direct connection to
Willoughby Road through demolishing existing buildings on Hume Street and
Willoughby Road.
The first stage of the expansion of the Hume Street Park has commenced with the
demolition of properties at 43-49 Hume Street and 90-92 Willoughby Road to make
way for the new plaza space and pedestrian link (DA 234/18). The next stages of
work to expand open space and deliver the broader masterplan has not commenced,
and the child care centre and indoor basketball centre remain intact on the site at this
time (see Figure 8)
An assessment of views from the Hume Street Park is provided in Section 3.5 below.
The park extension area (pedestrian connection) is an active construction site and as
such an assessment of views from this specific location has not been possible.
Notwithstanding this, views from Ernest Place on Willoughby Road is proximate to
this extension area and as such is an adequate alternative location and is discussed
in Section 3.7 below. An additional view from the existing Hume Street Park has also
been provided in Section 3.5 below.

Figure 7: Extract of the overall masterplan for the Hume Street Park

View and Visual Impact Assessment – May 2021

14

Figure 8: Aerial image of the progress of expansion works (March 2021)
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3

Visual effect
This part of the report describes the existing visual environment and assesses the
visual effect of the proposal. Assessment is made against baseline and variable
factors. Baseline factors are criteria that are independent of the nature of viewing
locations. On this basis, they can be discussed for the site as a whole. Conversely,
variable factors are criteria that differ according to view location. On this basis, they
must be discussed individually.

3.1

Baseline factors
The baseline factors are considered to be unchanged from the assessment prepared
as part of the Response to Submissions phase of the now approved Concept SSD
Application.

3.1.1

Visual catchment
A visual catchment is the area that has the potential to be impacted by a proposal. It
is created by the interrelationship of a number of factors, including elevation,
landform, existing built form and landscape elements. Due to a combination of these
factors, in particular elevated topography relative to other areas, the broad visual
catchment for the Crows Nest Station precinct is extensive. In addition to nearby
areas, views to the CBD, Harbour and west towards Parramatta River can be
obtained from elevated positions in areas as remote as the Middle Western suburbs.
However, in terms of scale of potential impact, the primary visual catchment contains
three key parts – the nearby suburbs of Crows Nest, St Leonards, Wollstonecraft and
Waverton, as well as west towards suburbs along the Parramatta River, and east
towards the suburbs of Cammeray. This is reflected in the selection of view locations
upon which this visual impact assessment is based (refer to Figure 9 below).
The ridgeline falls from approximately 200 metres at Wahroonga to approximately 90
metres at the site of the Crows Nest Metro station. Whilst the ridgeline is generally
wide, at its edges it typically falls away more steeply to adjoining areas. In particular,
land falls away to the east and the west either side of the Pacific Highway. This
makes the Crows Nest OSD site a prominent location on the ridgeline, which has the
capacity to be seen from a wider regional context. This prominence is particularly
noticeable from locations to the south, east and west. Furthermore, due to the open
water nature of Sydney Harbour, full or partial views can be obtained to the St
Leonards/Crows Nest Strategic Centre from iconic, highly visited locations to the
south on the Sydney Harbour foreshore, including Barangaroo Reserve.
To ensure a comprehensive assessment, view locations have been selected from the
further away Gladesville Bridge and Barangaroo. The views have also been selected
to enable consideration of both existing and buildings under construction within the St
Leonards / Crows Nest area, including 473-486 Pacific Highway (also known as ‘St
Leonards Square’) and 500-520 Pacific Highway (also known as ‘The Landmark’).
Locally, the site is located between a cluster of tall buildings in St Leonards and the
lower scale buildings in the Crows Nest Village Centre. Due to the ridgeline, the local
visual catchment of buildings within the Crows Nest Station precinct will be quite
extensive and unconstrained – particularly when viewed from the west. The precinct
will also be highly visible from the south, particularly along the Pacific Highway
corridor heading north from North Sydney.
As will be explained throughout this report, the approved Concept SSD Application
and associated strategic planning framework assumes a scale of development within
the Crows Nest Station precinct, with heights transitioning or lowering to neighbouring
sites and the Crows Nest village.
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Figure 9: View locations – broad (source: Virtual Ideas)

3.1.2

Visual character
Visual character is formed by patterns created by the relationship of all elements
within an area, including both the public and private domain (Victorian Department of
Environment, Land, Water and Planning, 2015).
The visual character of the northern and eastern Sydney metropolitan area is heavily
influenced by its undulating topography that comprises a series of hills, ridges and
valleys. The St Leonards/Crows Nest Centre occupies the central to southern end of
a major ridgeline that extends south from the Wahroonga Plateau in a south-east
direction between the valleys of the Lane Cove River and Middle Harbour. It is
roughly delineated by the location of the Pacific Highway.
The visual character of the northern and eastern parts of the Sydney metropolitan
area are also demarcated by a series of distinct, visually prominent clusters of high
rise buildings typically aligned with transport infrastructure. Distinct from western
Sydney, they also often occupy elevated positions on ridgelines. Examples include
Chatswood, North Sydney and Bondi Junction. This pattern is distinct from other
major Australian cities, and as such is a unique visual identifier of Sydney. Consistent
with this, the topographic prominence of the St Leonards/Crows Nest Strategic Centre
in the primary visual catchment is significantly strengthened by the physical extent
and density of the existing and emerging high-rise tower building typology. The Forum
development, located above St Leonards Station, was the tallest building in the centre
at 38 storeys since completing construction in 2003. Approved developments either
under construction or to be constructed will add additional height to the St Leonards /
Crows Nest skyline, including developments up to 46 storeys in height (500-520
Pacific Highway, also known as ‘the Landmark’).
Due to this, St Leonards/Crows Nest is a highly visually prominent location, and one
that has a major impact on the visual image, identity and character of Sydney as a
whole. However, compared to centres more proximate to the harbour (e.g. North
Sydney), the impact of the St Leonards / Crows Nest centre on the image, identity
and character of Sydney as a whole is lesser.
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From more close-up viewing locations, the dominant visual character of the St
Leonards/Crows Nest strategic centre is that of a contemporary, urban environment.
However, there is a significant transition between the high density areas which are
concentrated closer to the existing St Leonards train station and that of the areas east
of the Pacific Highway. One block from the Crows Nest OSD site is Willoughby Road,
a fine-grain retail and hospitality main street primarily comprised of one and two
storey buildings. Willoughby Road is separated from the Crows Nest OSD site by
Hume Street Park, which North Sydney Council is proposing to expand as discussed
in Section 2.4. The visual impact on Hume Street Park and Willoughby Road is a key
feature of this report, as the place experience of these areas has been identified as
requiring retention through ongoing community consultation projects initiated by
Council and Sydney Metro.
3.1.3

Scenic quality
Scenic quality, or scenic amenity, is determined by a combination of factors. Most
importantly, it considers concepts of scenic preference and visual exposure from the
public domain (Queensland Government, 2007).
Scenic preference indicates people’s relative liking of different landscape features.
Visual exposure is the extent to which a place in the landscape is seen from important
public viewing locations (e.g. roads, recreation areas, schools, golf courses).
Due to a dominance of built elements such as housing, commercial development and
major roads, and an absence of more natural elements such as bushland or harbour,
when considered against standard scenic amenity methods, the scenic preference of
most areas surrounding the St Leonards/Crows Nest Strategic Centre is low to
moderate. However, the current and planned expansion of the Hume Street Park and
the retention of Willoughby Road have a moderate to high scenic preference.
Willoughby Road in particular is a well-used strip with a place character that is valued
by the local community.
Further to this, the scenic preference of the Sydney CBD foreshore part of the primary
visual catchment is high. This is due to the presence of open water in the form of
Sydney Harbour. The overall composition of the primary visual catchment contains
views to Barangaroo Reserve, albeit from a further distance to other centres on the
North Shore including North Sydney.

3.1.4

View place sensitivity
View place sensitivity is a measure relative to the public domain. The main public
locations in which the visual catchment from which a view to the site can be obtained
are roads and parks. Hume Street Park is a public open space immediately adjacent
to the subject site and therefore has high view place sensitivity. Also relevant to this
site is the highly frequented restaurant precinct of Willoughby Road and adjacent
public spaces including Ernest Place, which have a high occurrence of people
lingering and spending time. Other areas with relatively high view place sensitivity are
locations on the Sydney CBD foreshore such as Barangaroo Reserve, due to the
large number of people who have the opportunity to obtain views to the Crows Nest
Station precinct over sustained periods of time associated with recreation activities.
However, the distance between the foreshore and the site will reduce its sensitivity.
A number of roads in the vicinity have relatively long straight stretches with a direct
view to the Crows Nest Station precinct. These include the Pacific Highway and
Ernest Street at a medium to long range. At close range, this include Hume Street,
Clarke Street and Oxley Street.
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3.1.5

Viewer sensitivity
Viewer sensitivity is usually a relevant consideration in relation to the private domain,
in particular residential areas. It is seldom a key matter for commercial areas. Viewer
sensitivity decreases with distance. The highest effects occur within the closest
sensitivity range (within 100 metres), with moderate sensitivity at the medium
sensitivity range (100 metres – 1000 metres) and low sensitivity beyond 1000 metres
(RLA 2016).
On the basis of this distance, there are two residential areas with potential medium to
high viewer sensitivity:


Crows Nest (primarily east of Willoughby Road); and



Wollstonecraft (primarily west of the Pacific Highway)

The St Leonards/Crows Nest strategic centre is primarily intended to be a jobs and
employment location. However, a number of existing and proposed residential
premises are located in the denser areas of the centre, some of these within close
proximity to the Crows Nest Station precinct.
These include:

3.2



545-553 Pacific Highway, St Leonards;



20 Clarke Street, Crows Nest;



7-19 Albany Street, St Leonards; and



472-486 Pacific Highway, St Leonards.

Variable factors
Virtual Ideas has prepared photomontages from the viewpoints shown in Figure 9,
which are consistent with those used to assess the approved Concept SSD
Application and were selected in consultation with North Sydney Council. Extracts of
these photomontages are included in this report and are appended following the
conclusion of this VVIA.
An analysis of variable factors in this study is based on this work. The variable factors
considered for each view are:




View composition type:
o

Expansive: the view is generally unimpeded, with long ranging views in
excess of 1km

o

Restrictive: the view is impeded, with structures or other elements
limiting site to within a few hundred metres

o

Panoramic: the view provides approximately 180° or larger views
across a region

o

Focal: the general focus of the view is the centre of what is seen

o

Feature: the view provides a clear sightline to a dominant feature or
landmark.

Relative viewing level
o

Above the site

o

Level with the site

o

Below the site.

View and Visual Impact Assessment – May 2021

19





o

Viewing period

o

Short

o

Long

o

Irregular

o

Regular.

Viewing distance
o

Close range (<100 metres)

o

Medium range (100 metres – 1,000 metres)

o

Long range (>1,000 metres).

View loss or blocking

View and Visual Impact Assessment – May 2021
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3.3

Viewpoint 1: Corner of Pacific Highway and Albany Street, St
Leonards
Element

Category

Comment

Level of effect

Category of view

Public domain,
main road

N/A

N/A

View composition
type

Focal

The view will likely be impeded
predominantly by larger developments
in the foreground, including 472-486
Pacific Highway, which will dominate
this viewpoint in the future. The Site C
OSD is specifically not visible in this
location, and the broader Crows Nest
Station precinct does not form the
primary focal point in the context of
these future developments in the
foreground.

Nil-low

Relative viewing
level

Level

The elevation of the viewpoint is
approximately 90 metres AHD,
compared to the site which is
approximately 86 – 96 metres AHD.

Low

Viewing period

Short

Being located within a road reserve,
most people would be travelling through
the viewpoint in vehicles, as cyclists or
pedestrians. Due to the nature of
Pacific Highway primarily for
commuting and general access
purposes (as opposed to tourist routes),
there is opportunity for repeated
viewing period events.

Low-medium

Viewing distance

Close to
medium range

At approximately 200m from the site,
the viewpoint is at the lower end of the
medium range.

Medium

View loss or
blocking

No loss of
valuable views
of landscape
features from
ground level

There is no existing view to the Site C
OSD. The broader Crows Nest Station
precinct is visible and will be partially
obstructed by future planned
development in this location.
Accordingly, the impact of the Site C
OSD from this viewpoint is low and the
broader impact of the precinct will be
notable but overall low when assessed
in conjunction with other future
buildings.

Low

Overall
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Figure 10: Viewpoint 1 – Corner of Pacific Highway and Albany Street, St Leonards –
existing view

Figure 11: Viewpoint 1 – Corner of Pacific Highway and Albany Street, St Leonards –
approved and proposed view
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3.4

Viewpoint 2: Five ways intersection, Crows Nest
Element

Category

Comment

Level of effect

Category of view

Public domain,
main road

N/A

N/A

View composition
type

Focal

While the broader Crows Nest Station
precinct is unscreened by existing
buildings and will be generally a key
focal point in the foreground, the Site C
OSD is not visible in this viewpoint.

Nil-low

Relative viewing
level

Above the site

The elevation of the viewpoint is
approximately 98 - 100 metres AHD,
compared to the site which is
approximately 86 – 96 metres AHD.

Low

Viewing period

Short

Being located within a road reserve,
most people would be travelling through
the viewpoint in vehicles, as cyclists or
pedestrians. Due to the nature of
Pacific Highway primarily for
commuting and general access
purposes (as opposed to tourist routes),
there is opportunity for repeated
viewing period events.

Low-Medium

Viewing distance

Close to
medium range

At approximately 200m from the site,
the viewpoint is located at the lower
end of the medium range.

Medium

View loss or
blocking

No loss of
valuable views
of landscape
features from
ground level

The proposal would not impede or
block a significant view currently
obtained from the viewpoint. There will
also not be a loss of sky views from this
location resulting from the Site C OSD
which is not visible in this viewpoint.

Low

Overall

Low

Figure 12: Viewpoint 2 – Five Ways intersection, Crows Nest – existing view
View and Visual Impact Assessment – May 2021
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Figure 13: Viewpoint 2 – Five Ways intersection, Crows Nest – approved and proposed
view

3.5

Viewpoint 3: Hume Street Park, Crows Nest
Element

Category

Comment

Level of effect

Category of view

Public domain

N/A

N/A

View composition
type

Focal

The focal point of the existing viewpoint
is the existing buildings including
residential premises and the St
Leonards Centre. The proposal would
provide a new focal point for this
viewpoint by introducing a new scale of
building proximate to the park. The Site
C OSD is a transitional building to the
Site A building envelope, which is a
taller building behind Site C and fronts
the Pacific Highway.

Medium-high

Relative viewing
level

Level

The elevation of the viewpoint is
approximately 84 - 88 metres AHD,
compared to the site which is
approximately 86 – 96 metres AHD.

Medium

Viewing period

Medium /long

It is noted that current utilisation of the
park is generally low, however, the
Council-led expansion of the park is
expected to lead to an increase in
usage and therefore the viewing period
from the park. It is also likely to be a
main thoroughfare to the metro station
entrance being provided on Site C,
which will likely form repeated viewing
period events for commuters.

Medium
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Element

Category

Comment

Level of effect

Viewing distance

Close range

Hume St Park is located immediately
adjacent to Site C.

Medium

View loss or
blocking

No loss of
valuable views
of landscape
features from
the ground level.

The proposal would not impede or
block a significant view currently
obtained from this viewpoint. However,
there will be the loss of sky views from
this location which are not inconsistent
with other areas of Sydney where
placement of density is located near
open space and park facilities. Large
expanses of sky views are still retained.
Further, the detailed design of the OSD
is contained within the approved
building envelope and is consistent in
scale with this approval.

Medium

Overall

Medium

Figure 14: Viewpoint 3 – Hume Street Park, Crows Nest – existing view
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Figure 15: Viewpoint 3 – Hume Street Park, Crows Nest – approved view

Figure 16: Viewpoint 3 – Hume Street Park, Crows Nest – proposed view
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Figure 17: Viewpoint 3B – Hume Street Park, Crows Nest – proposed view
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3.6

Viewpoint 4: Pacific Highway near the intersection with Rocklands
Road, Crows Nest
Element

Category

Comment

Level of effect

Category of view

Public domain,
main road

N/A

N/A

View composition
type

Focal

Given the generally long straight
alignment of the Pacific Highway in this
location, the Crows Nest Station
precinct will form a feature from this
distance. Notwithstanding this, the
scale of the proposal will not dominate
the view from this location and the Site
C OSD specifically is not visible in this
view.

Nil-low

Relative viewing
level

Above the site

The elevation of the viewpoint is
approximately 100 metres AHD,
compared to the site which is
approximately 86 – 96 metres AHD.

Low

Viewing period

Short

Being located within a road reserve,
most people would be travelling through
the viewpoint in vehicles, as cyclists or
pedestrians. Due to the nature of
Pacific Highway primarily for
commuting and general access
purposes (as opposed to tourist routes),
there is opportunity for repeated
viewing period events.

Low-Medium

Viewing distance

Medium range

At approximately 600m from the site,
the viewpoint is within the centre of the
medium range.

Low-Medium

View loss or
blocking

No loss of
valuable views
or landscape
features from
ground level.

There is no existing view to the Site C
OSD. The proposal would not impede
or block a significant view currently
obtained from the viewpoint. Buildings
in the foreground are more prominent
than the glimpse of density above the
station.

Low

Overall
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Figure 18: Pacific Highway near the intersection with Rocklands Road, Crows Nest –
existing view

Figure 19: Pacific Highway near the intersection with Rocklands Road, Crows Nest –
approved and proposed view
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3.7

Viewpoint 5: Ernest Place, Willoughby Road, Crows Nest
Element

Category

Comment

Level of effect

Category of view

Public domain,
main road

N/A

N/A

View composition
type

Focal

The ground level retail shopfronts are
currently the key focal point of the
viewpoint. Whilst the proposal will not
obstruct the view to these shopfronts,
the scale of the proposal will create a
new focal point in the background. The
Site C OSD is a transitional building to
the Site A building envelope. Views of
the Site C OSD are therefore already
terminated with Site A behind. Trees in
the foreground will assist in screening
the development from view –
particularly in summer.

Medium

Relative viewing
level

Level

The elevation of the viewpoint is
approximately 92 – 94 metres AHD,
compared to the site which is
approximately 86 – 96 metres AHD.

Medium

Viewing period

Long

Ernest Place is a public space that
encourages users to stay for long
periods of time. Adjacent to the public
space are cafes and restaurants which
are highly frequented.

Medium-High

Viewing distance

Close range

At approximately 100m from the site,
the viewpoint is located at the higher
end of the close range.

High

View loss or
blocking

No loss of
valuable views
of landscape
features from
ground level.

Whilst the proposal would not block or
impede any significant view, it will
impact the view of the sky that is
currently obtained from this viewpoint.
Views specifically of the Site C OSD,
however, are already terminated with
the taller Site A building envelope
behind. The degree of change as a
result of the Site C OSD is therefore
low to medium. The legibility of reading
the single storey shopfronts at close
range would also remain.

Medium

Overall
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Figure 20: Viewpoint 5 – Ernest Place, Willoughby Road, Crows Nest – existing view

Figure 21: Viewpoint 5 – Ernest Place, Willoughby Road, Crows Nest – approved view
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Figure 22: Viewpoint 5 – Ernest Place, Willoughby Road, Crows Nest – proposed view

3.8

Viewpoint 6: Corner of Atchison Street and Oxley Street, St
Leonards
Element

Category

Comment

Level of effect

Category of view

Public domain,
minor street

N/A

N/A

View composition
type

Focal

The dominance of lateral features close
to the viewpoint (existing and proposed
buildings in the foreground and
background) would focus and direct the
eye towards both the OSD site and
Crows Nest Station precinct as well as
towards other DAs in the locality.

Low-medium

Relative viewing
level

Below the site

The elevation of the viewpoint is
approximately 83 metres AHD,
compared to the site which is
approximately 86 – 96 metres AHD.

Low

Viewing period

Short

Being located within a road reserve,
most people would be travelling through
the viewpoint in vehicles, as cyclists or
pedestrians. Atchison and Oxley St are
not primary thoroughfares (compared to
the Pacific Highway for example),
however, this location still enjoys
regular community activity due to the
mixed-use nature of this area.
Accordingly, there is opportunity for
repeated viewing period events.

Low-medium

Viewing distance

Medium range

Located approximately 250 metres from
the site, the viewpoint is located at the
lower end of the medium range.

Low
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Element
View loss or
blocking

Category
No loss of
valuable views
of landscape
features from
ground level

Overall

Comment
The proposal would not impede or
block a significant view currently
obtained from the viewpoint. When read
in the context of the broader Crows
Nest Station precinct and other
approved DAs and developments under
construction, the Site C OSD can be
readily absorbed in the skyline. View of
the Site C OSD already terminate with
the Site B building envelope behind.

Level of effect
Low

Low

Figure 23: Viewpoint 6 – Corner of Atchison Street and Oxley Street, St Leonards –
existing view
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Figure 24: Viewpoint 6 – Corner of Atchison Street and Oxley Street, St Leonards –
approved view

Figure 25: Viewpoint 6 – Corner of Atchison Street and Oxley Street, St Leonards –
proposed view
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3.9

Viewpoint 7: River Road Rail Bridge, Wollstonecraft
Element

Category

Comment

Level of effect

Category of view

Public domain,
minor road

N/A

N/A

View composition
type

Restricted

The Site C OSD is specifically not
visible in this view. Further, the Crows
Nest Station precinct is primarily
blocked by existing vegetation at this
viewpoint. The nature of other
developments in St Leonards would
attract and direct the eye away from the
precinct towards the greater scale of
development to the left of the image.

Nil-low

Relative viewing
level

Below the site

The elevation of the viewpoint is
approximately 73 metres AHD,
compared to the site which is
approximately 86 – 96 metres AHD.

Low

Viewing period

Short

Being located within on a road bridge
across the railway line, most people
would be travelling through the
viewpoint in vehicles, as cyclists or
pedestrians. There are footpaths on
either side of River Road, however,
they are both narrow and do not
encourage staying in the location.
Regular commuters may present the
opportunity for repeated viewing period
events.

Low

Viewing distance

Medium range

Located approximately 400m from the
site, the viewpoint is located at the
lower end of the medium range.

Low

View loss or
blocking

No loss of
valuable views
of landscape
features from
ground level

The proposal would not impede or
block a significant view currently
obtained from the viewpoint. The Site C
OSD is not visible in this setting.

Low

Overall
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Figure 26: Viewpoint 7 – Corner of Atchison Street and Oxley Street, St Leonards –
existing view

Figure 27: Viewpoint 7 – Corner of Atchison Street and Oxley Street, St Leonards –
approved and proposed view
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3.10

Viewpoint 8: Gladesville Bridge
Element

Category

Comment

Level of effect

Category of view

Public domain,
main road

N/A

N/A

View composition
type

Panoramic

The Site C OSD, specifically, is not
visible in this view as it is below the tree
line, meaning only the taller Site A and
Site B building envelopes are visible. In
this instance, these building envelopes
will be quite prominent from this
viewpoint due to their unrestricted
location on the ridgeline. They are
unlikely to form a focal point of the
image due to the larger scale of existing
and proposed developments in other
centres, as well as unobstructed views
to prominent landmarks including the
Sydney Harbour Bridge.

Nil-low

Relative viewing
level

Below the site

The elevation of the viewpoint is
approximately 41 metres AHD,
compared to the site which is
approximately 86 – 96 metres AHD.

Low

Viewing period

Short with
opportunities for
regular.

Being located within a road reserve,
most people would be travelling through
the viewpoint in vehicles (due to the
narrow width of the shared eastern
cyclist and pedestrian path, use for
these purposes is limited). Due to the
nature of Victoria Road primarily for
commuting and general access
purposes (as opposed to tourist routes),
there is opportunity for repeated
viewing period events.

Medium

Viewing distance

Long range

Located approximately 5km from the
site, the viewpoint is located in the long
range.

Low

View loss or
blocking

No loss of
valuable views
of landscaped
features

The proposal would not impede or
block a significant view currently
obtained from the viewpoint. The Site C
OSD is not visible in skyline.

Low

Overall
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Figure 28: Viewpoint 8 – Gladesville Bridge – existing view

Figure 29: Viewpoint 8 – Gladesville Bridge – approved and proposed view
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3.11

Viewpoint 9: Barangaroo Reserve
Element

Category

Comment

Level of effect

Category of view

Public domain,
iconic view

N/A

N/A

View composition
type

Expansive

The Site C OSD, specifically, is not
visible in this view as it is below the tree
line. North Sydney CBD forms the
primary focal point for this viewpoint,
with the exception of restricted views to
the iconic views of the Sydney Harbour
Bridge. Whilst there will be generally
unobstructed views to the Crows Nest
Station precinct, the scale of Site C and
the broader precinct within the context
of the North Sydney CBD and other
proposed developments in St Leonards
will mean that it will not form a
significant focal point of the viewpoint.

Nil-low

Relative viewing
level

Below the site

The elevation of the viewpoint is
approximately 4 metres AHD,
compared to the site which is
approximately 86 – 96 metres AHD.

Low

Viewing period

Long

As one of the city’s major public open
spaces, people are encouraged to
spend long periods of time in this
location. It is also the location for many
significant public gatherings and
events.

Medium

Viewing distance

Long range

Located approximately 3.5km from the
site, the viewpoint is located within the
long range.

Low

View loss or
blocking

No loss of
valuable views
of landscaped
features

The proposal would not impede or
block a significant view currently
obtained from the viewpoint. The Site C
OSD is not visible in the skyline.

Low

Overall
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Figure 30: Viewpoint 8 – Barangaroo Reserve – existing view

Figure 31: Viewpoint 8 – Barangaroo Reserve – approved and proposed view
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3.12

Viewpoint 10: Ernest Street near Cammeray Golf Club
Element

Category

Comment

Level of effect

Category of view

Public domain,
main road

N/A

N/A

View composition
type

Focal

Given the generally long straight
alignment of Ernest Street in this
location, the proposal will form a
prominent feature from this distance.
Notwithstanding this, the scale of the
proposal will not dominate the view
from this location. In part, it is absorbed
by the landscaping and tree canopy in
the foreground. View of the Site C OSD
specifically also already terminate at
the taller Site A building envelope
behind.

Medium

Relative viewing
level

Level

The elevation of the viewpoint is
approximately 91 metres AHD,
compared to the site which is
approximately 86 – 96 metres AHD.

Low

Viewing period

Short

Being located within a road reserve,
most people would be travelling through
the viewpoint in vehicles (due to the
narrow width of the shared eastern
cyclist and pedestrian path, use for
these purposes is limited). Due to the
nature of Ernest Street primarily for
commuting and general access
purposes (as opposed to tourist routes),
there is opportunity for repeated
viewing period events.

Medium

Viewing distance

Long range

Located approximately 1.5km from the
site, the viewpoint is located within the
long range.

Low

View loss or
blocking

No loss of
valuable views
of landscaped
features

The proposal would not impede or
block a significant view currently
obtained from the viewpoint. The OSD
is read in a skyline of existing and
proposed St Leonards developments,
and is largely absorbed into the taller
Site A building envelope behind.

Low

Overall
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Figure 32: Viewpoint 10 – Ernest Street near Cammeray Golf Club – existing view

Figure 33: Viewpoint 10 – Ernest Street near Cammeray Golf Club – approved view
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Figure 34: Viewpoint 10 – Ernest Street near Cammeray Golf Club – proposed view

3.13

Summary: Level of visual effect
Factors

Low

Medium

High

Comment

Baseline factors
Visual character

☒

☐

View and Visual Impact Assessment – May 2021

☐

A number of influences, in particular
elevated and prominent topography in
a dense, high-rise built form
transitioning away to lower retail,
hospitality and residential areas
creates an overall high quality visual
character, and one that has an impact
on the visual image, identity and
character of the city as a whole.
The detailed design of the Site C
OSD is responsive to this when
viewed from both long and medium
range viewpoints, and as such would
have a low effect on visual character.
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Factors

Low

Medium

High

Scenic quality

☒

☐

☐

View place
sensitivity

☒

☐

☐

Viewer sensitivity

☐

☒

☐

View composition
type

☐

☒

☐

Comment
The primary visual catchment when
viewed from long range viewpoints
and some medium range viewpoints
is largely a cohesive, distinct and
memorable composition comprised of
natural and built elements such as
water, parkland and vegetation. This
includes iconic Sydney landscape
features such as Sydney Harbour and
Sydney Harbour Bridge.
The St Leonards / Crows Nest
strategic centre performs a distinct
but subordinate role in this
composition, typically forming a
backdrop to more visible foreground
items. The Site C OSD, specifically, is
largely obscured in these views by
surrounding taller development and
as such is consistent with this
subordinate role, and would have an
overall low effect on scenic quality.
Largely due to distance and
responsiveness to visual character,
the proposal would have a low effect
on existing view place sensitivity.
A number of residential areas in the
suburbs of Crows Nest and
Wollstonecraft have medium range
views to the Crows Nest Station
precinct. However, views from these
areas are largely partially obstructed
by existing landscape and/or built
form elements or dominated by other
proposed developments in St
Leonards. As such, their view place
sensitivity is reduced.
The selected viewpoints provide focal
or restricted views to the proposal.
The Site C OSD would largely have a
low effect on these views. While the
broader Crows Nest Station precinct
may impact the composition of some
focal views, the Site C OSD is the
smallest building in this context and
as such is largely absorbed by the
surrounding approved building
envelopes or a collection of prominent
new and existing developments in the
surrounding centres.
From areas to the direct east or
south, such as Hume Street Park, the
view change will be a significantly
new composition but this is largely
resulting from the taller Site A and B
building envelopes behind. The views
from Ernest Place will also be
grounded by the presence of the one
and two storey shopfronts along the
length of Willoughby Road that
remain in the foreground.

Variable factors
View and Visual Impact Assessment – May 2021
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Factors

Low

Medium

High

Relative viewing
level

☒

☐

☐

Viewing period

☐

☒

☐

Viewing distance

☐

☒

☐

View loss or
blocking

☐

☒

☐

View and Visual Impact Assessment – May 2021

Comment
The Crows Nest Station precinct is
located in a prominent location on the
ridgeline. This means that there are
generally unobstructed views to this
area from many locations within a
medium to long range vicinity of the
site. However, due to the scale of the
Site C OSD in relation to the
surrounding Site A and B building
envelopes and other approved and
planned development in the St
Leonards centre, the proposal would
have a low effect on relative viewing
level considerations.
Many of the viewpoints are used by
people moving through the area in
vehicles or as cyclists or pedestrians
undertaking commuter or local access
trips, most views obtained from the
selected viewpoints would involve
short to medium viewing periods. This
is with the exception of views from
Hume Street Park or Ernest Place,
which are in close proximity to the site
and encourage longer term activity,
therefore having a higher level of
visual effect. Viewpoints on the
southern foreshore of Sydney
Harbour including Barangaroo
Reserve also provide for passive
recreation or tourist uses, however,
the proposal is not as visually
dominant from this location.
The proposal would have a higher
effect on some short and medium
range views, in particular from Hume
Street Park and Ernest Place.
Significant views, such as panoramic
views to attractive landscape
features, would not be blocked from
the public domain. Further, while the
view of the sky will be impacted from
some locations including Hume Street
Park, Ernest Place and the Five Ways
Intersection by the broader Crows
Nest Station precinct – the Site C
OSD is largely absorbed by the taller
building envelopes behind and ample
sky views remain in each location
tested.
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Assessment of acceptability of visual impact
Visual effects from Viewpoints 1 to 10 are assessed against the six (6) criteria
discussed in Section 1.6 ‘Methodology’ of this report. As set out in the methodology,
the next step after determining the visual effect of the proposal on representative and
key views is to consider the visual impact of these effects following application of
other, relevant considerations. The criteria have been developed with regard to
relevant planning framework and is set out in the table below, which includes an
assessment of the proposal’s overall visual effect. The table then provides the more
detailed assessment of each view’s visual impact having regard to the criteria
identified.
Planning instrument

Requirement

Assessment

Criteria 1: Amenity
SEARs





Assess amenity impacts on the
surrounding locality, including
lighting impacts, solar access, visual
privacy, visual amenity, view loss
and view sharing, overshadowing,
wind impacts and acoustic impacts.
A high level of environmental
amenity for any surrounding
residential land uses must be
demonstrated
Provide a visual analysis of the
development, including
photomontages or perspectives
illustrating potential visual and view
loss impacts associated with the
proposal when compared to the
existing situation and concept
approval, when viewed to and from
key vantage points, including from
existing and future Hume Street
park extensions and from nearby
affected residences.

The detailed design scheme for the
Site C OSD represents an articulated
built form that is consistent with the
bulk and scale of the approved
concept building envelope. In this
regard, the proposal presents a
consistent outcome for amenity as the
approved Concept SSD Application
(as detailed further in the EIS). The
proposal is further reasonable in the
context of the changing urban and
strategic form of the St
Leonards/Crows Nest centre.
Accordingly, while the proposal will
have an impact on views from some
public places, the impacts are
considered reasonable.
The direct interface to residential
dwellings is limited for the Site C
OSD, as it is generally not located in
direct views from surrounding
residential development and is largely
screened by the taller Site A and B
building envelopes. The articulation
and modulation of the building will
positively contribute to the skyline.
The height of the Site C OSD is
consistent with the NSLEP 2013
provisions and consistent with the
approved building envelope. The
building supports an appropriate
transition between the emerging scale
of the St Leonards CBD and the finegrain nature of the Willoughby Road
retail/hospitality strip.
The Site C OSD will not adversely
affect the amenity of residential
properties or public places as detailed
in this assessment. Key views and
vistas from neighbouring residential
areas is assessed in Section 5
below.

NSLEP 2013



Height of buildings: to promote the
retention and, if appropriate, sharing
of existing views

NSLEP 2013



In relation to non-residential
development, ensure that nonresidential development does not
adversely affect the amenity of
residential properties and public
places, in terms of visual and
acoustic privacy, solar access and
view sharing
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Planning instrument
Design Guidelines

Requirement




Assessment

Maintaining views from and solar
access to other residential strata
sites in close proximity where
possible
Works within rooftop services zone
to minimise and/or reduce visual
prominence and overshadowing.

As per the above, the development
has been assessed with consideration
of surrounding residential
development.
The resolution of the detailed building
design within the rooftop services
zone respects the visual prominence
of the building within the changing St
Leonards/Crows Nest centre
especially in the interim while the
surrounding area is developed in
accordance with planned and
proposed buildings. The rooftop
services zone is integrated into the
overall building design through the
architectural roof feature and is
treated with recessive materials.

2036 Plan



Consider cumulative impacts of new
developments on existing areas,
including overshadowing, wind
impacts and view loss

The 2036 Plan proposes significant
changes to the built form of the
locality that will have cumulative
impacts. These changes are
predicated on a height ‘peak’ at the
Crows Nest metro station. These
cumulative impacts will have the
effect of reducing visual impact of the
proposal, considering a higher density
built form is proposed for areas
immediately surrounding the subject
site and within the broader Crows
Nest Station precinct in accordance
with the approved Concept SSD
Application.

NSDCP 2013



To encourage view sharing as a
means of ensuring equitable access
to views from dwellings, whilst
recognising development may take
place in accordance with other
provisions of this DCP and the LEP
When considering impacts on
views, Council will generally not
refuse a development application on
the grounds that the proposed
development results in the loss of
views, where that development
strictly complies with the building
envelope controls applying to the
subject site.

The height of the Site C OSD is
consistent with the NSLEP 2013
provisions and consistent with the
approved building envelope.
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Planning instrument

Requirement

Assessment

Criteria 2: Scenic and cultural landscapes
Region Plan










Identify and protect scenic and
cultural landscapes
Enhance and protect views of
scenic and cultural landscapes from
the public realm
Enhancing views of Sydney Harbour
will come with renewal projects such
as The Bays Precinct
Recognises that spectacular views
of Sydney Harbour, the CBD
skyline, the coastline, waterways
and bushland provide the focal point
for many great places across the
District
Renewal can protect and maintain
views to the coast, harbours and
waterways from public spaces

Sydney Harbour
SREP 2005



Development should maintain,
protect and enhance views
(including night views) to and from
Sydney Harbour

Sydney Harbour
SREP 2005



The cumulative impact of
development on views should be
minimised

NSLEP 2013



To conserve the heritage
significance of heritage items and
heritage conservation areas,
including associated fabric, settings,
and views

2036 Plan



Ensure new development retains
and enhances important heritage
elements by using sympathetic
building materials and preserving
key views and vistas.

Design Guidelines



A building design that responds to
the surrounding public domain
elements and heritage buildings
Using appropriate materials and
finishes that allow for integration of
extensive natural landscaping and
respond to local heritage,
geography and civic character.

The St Leonards / Crows Nest
strategic centre forms a key part of
the visual catchment of the Sydney
Harbour foreshore when viewed from
the Southern Foreshore. However,
this impact is partially reduced by the
more prominent North Sydney CBD
which is located closer to the
foreshore. This is an iconic scenic
landscape, and one that is readily
visible from multiple viewpoints in the
public domain.
The Site C OSD is not readily visible
from these surrounding scenic
landscapes, being integrated with the
larger Site A and Site B building
envelopes. Further, this building
within the broader Crows Nest Station
precinct is compatible with the
emerging form of the St Leonards
CBD and additional changes to the
built form as anticipated in the 2036
Plan.
The Site C OSD helps to reduce the
visual impact of the larger future
developments further to the north by
providing an adequate transition to
these buildings.
Also relevant to this assessment is
the consistency with government
policy to place density on and around
metro stations in accordance with the
principles of transit-oriented
development.

Criteria 3: Heritage
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There are a number of heritage items
in the vicinity of the site, however,
there is only one item which is in the
immediate vicinity – being the St
Leonards Centre. Across the Pacific
Highway, the Higgins Buildings (366376 Pacific Highway) are also listed
as local heritage items.
The visual impact on the St Leonards
Centre will be minimised through the
considered scale of the Site C
development, which will match the
height of the heritage item. Views to
the building are retained from
surrounding streets in this instance.
The detailing of the proposed OSD
has also achieved design excellence.
The materials and finishes will include
landscaped elements as part of the
façade and on a roof terrace.
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Planning instrument

Requirement

Assessment

Criteria 4: Visual dominance
NSLEP 2013



Need to strike a balance between
facilitating new development while
preserving, as far as practicable,
access to views from surrounding
properties

The proposal would be visually
prominent from certain viewpoints, in
particular from Ernest Place and
Hume Street Park.
However, the height and massing of
the proposal is not incompatible with
that of nearby proposed development,
including 472-486 Pacific Highway
and 500-520 Pacific Highway. As
stated above, this is aligned with the
DPIE intent to alter the built form of
the surrounding area through the
2036 Plan and is consistent with
government policy to locate density
on and around metro infrastructure.
The scale and massing of the Site C
OSD is consistent with the building
envelope has also been carefully
configured to provide an appropriate
transition between the emerging scale
of the St Leonards CBD and the lower
forms of Willoughby Road. On this
basis, it would not deliver a building
that is visually dominant or
inconsistent with the prevailing built
form character of the St Leonards /
Crows Nest strategic centre.
Located above the approved Crows
Nest Station, the site has the potential
to be a key development site in the St
Leonards / Crows Nest strategic
centre. The combination of the
approved station and the OSD
together on this site respond to this
opportunity by delivering in a
strategically accessible location This
is an appropriate response in
accordance with the principles of
transit oriented development.

Approved Concept
SSD DA



Is the proposal consistent with the
maximum building envelope
approved by the Minister

The detailed design of the proposed
Site C OSD is consistent with the
building envelope previously
considered and determined as being
appropriate in the approved Concept
SSD Application for this site. While a
few penetrations are identified in the
EIS and Architectural Drawings, these
are considered to be minor and not
affecting visual dominance.
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Planning instrument

Requirement

Assessment

Criteria 5: Vistas and views from the public domain
SEARs





Provide a visual analysis of the
development, including
photomontages or perspectives
illustrating potential visual and view
loss impacts associated with the
proposal when compared to the
existing situation and concept
approval, when viewed to and from
key vantage points, including from
existing and future Hume Street
park extensions and from nearby
affected residences.
Where the visual analysis has
identified potential for significant
visual impact, provide a visual
impact assessment that addresses
the impacts of the development on
the existing catchment

An analysis of surrounding views
comparing the existing situation to the
planned and proposed future
perspective is provided in this report.
In particular it is noted that while the
Hume Street Park extension area is
still under construction as discussed
in Section 2.4 above, the views from
Ernest Place on Willoughby Road is
proximate to this extension area and
as such is an adequate alternative
location.
This analysis does not identify the
potential for adverse visual impact,
recognising that the proposed Site C
OSD is consistent with the approved
building envelope and is reduced in
scale to surrounding approved
building envelopes and future and
planned development in the broader
area. In a majority of viewpoints, the
detailed scheme presents a more
articulated form that reduces bulk and
scale to the concept envelope and in
this regard offers an improved
outcome from a visual impact
perspective.
The proposal does not block or
impede key views identified in the
NSDCP 2013. The combination of the
approved station and the
redevelopment of Hume Street Park
together open up views from the
public domain through measures such
as:
 creation of a new connection
through to Willoughby Road
 transitioning building height
upwards towards proposed
developments of a larger scale in
St Leonards
 transition lower Site C to Hume
Street Park
As discussed above, the proposal has
been sensitively designed to deliver
on the opportunities presented by the
site while respecting local heritage, in
particular the views and significance
of the St Leonards Centre.
Further, the proposal is consistent
with the planned changes to the St
Leonards/Crows Nest centre in the
2036 Plan.

Sydney Harbour
SREP



Development should minimise any
adverse impacts on views and
vistas to and from public places,
landmarks and heritage items.

NSDCP 2013



Preserve and where possible
enhance identified key views.
To protect and enhance
opportunities for vistas and views
from streets and other public places.
To provide additional views and
vistas from streets and other public
places where opportunities arise.
Where appropriate, the opening up
of views should be sought to
improve the legibility of the area.
Maintain and protect views identified
in the relevant area character
statement (refer to Part C of the
DCP) from future development.
Where a proposal is likely to
adversely affect views from either
private or public land, Council will
give consideration to the Land and
Environment Court’s Planning
Principle for view sharing
established in Tenacity Consulting v
Warringah Council [2004] NSWLEC
140
There is an opportunity to enjoy the
views from and within the area
toward the Sydney CBD, Sydney
Harbour, heritage items and
surrounding areas
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Planning instrument

Requirement


Assessment

Provide public or semi-public
access to top floors where possible
(e.g. restaurants, roof top gardens
and facilities).

Criteria 6: Building design
Approved Concept
SSD DA





NSDCP 2013

4.1



Is the proposal consistent with the
maximum building envelope
approved by the Minister.
Is the proposal consistent with the
endorsed Design Guidelines

The detailed design of the proposed
Site C OSD is consistent with the
building envelope previously
considered and determined as being
appropriate in the approved Concept
SSD Application for this site. While a
few penetrations are identified in the
EIS and Architectural Drawings, these
are considered to be minor and not
affecting visual dominance.
The detailed design of OSD within
this building envelope has been
undertaken in accordance with the
endorsed Design Guidelines, and
offers an improved outcome from a
visual impact perspective when
compared to the approved building
envelope.

Use setbacks, design and
articulation of buildings to maintain
street views, views from public
areas and those identified in the
relevant area character statement
(refer to Part C of the DCP).

The proposal does not block or
impede views identified in the NSDCP
2013.
The detailed design of the Site C
OSD has been undertaken in
accordance with the endorsed Design
Guidelines and Design Excellence
Strategy ensuring a high-quality built
form with regard to setbacks and
articulation.
The detailing of the proposed OSD
has responded to the Crows Nest
character of brick typologies
referencing the local federation
architecture. Site C OSD has also
been designed for a connection to
nature, providing a landscaped
perimeter roof terrace and integrated
planters on the building facades to
animate and soften the façade.
Views to the building are still to be
retained from surrounding streets.

Discussion and recommendation
This report is a visual impact assessment of the detailed design scheme for the Site C
OSD within the Crows Nest Station precinct.
In terms of comparison to the approved concept building envelope, from a visual
impact perspective, the proposal offers an improved outcome presenting a more
articulated and finessed scheme.
The detailed scheme also carefully and contextually responds to its surrounding
setting. Due consideration is given to sensitive interfaces. The building height steps
up to the Site A and B building envelopes behind and the developing St Leonards
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Centre, ensuring the building height is appropriate in the context of the strategic
centre’s changing skyline.
The architectural roof feature ensures that the building services zone forms part of the
overall architectural language of the building, and is screened and integrated into the
building. This ensures that the most prominent aspect of the building demonstrates
high-quality design and positively contributes to the local skyline.
While the proposal will continue to alter the existing key public views from the Hume
Street Park and Willoughby Road, the detailed scheme is considered to be
acceptable as the proposal does not inhibit views of surrounding heritage significant
items or areas and is lesser in scale when considered in the context of the 18 storey
building on Site B and the 22 storey building on Site A, which are also reduced when
considering the visual impact of taller proposed buildings further to the north. The
skyline of St Leonards / Crows Nest further to the north does provide some context
for the visual impact, particularly when considered as an adequate transition to the
larger developments to the north.
Importantly, the proposal will not impact broader key public views as the detailed
scheme is either not visible at these viewpoints or offers an improved visual impact
relative to the approved concept scheme.
The overall external finishes and materiality of the detailed design scheme
complement the setting and surrounds ameliorating visual impact. The selection of
finishes has been designed to respond to the Crows Nest character of brick
typologies referencing the local federation architecture. Site C OSD has also been
designed for a connection to nature, providing a landscaped perimeter roof terrace
and integrated planters on the building facades to animate and soften the façade.
Overall, the proposed detailed design scheme has an acceptable visual impact.
4.1.1

Mitigation measures
Trees and other vegetation play a role in minimising the visual impact of
development. On this basis, the retention or planting of trees where practicable and
reasonable to do so, could improve local views especially those experiencing more
significant change from the existing scenario such as from Hume Street Park. Public
domain improvements are a matter for the CSSI Approval albeit it is understood that
street trees with large crowns in the streetscape along Clarke Street are being
retained and/or replaced with similar.
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5

Private view assessment
In addition to assessing potential visual impact from significant public domain
locations, the SEARs require consideration of view impact on adjoining properties.
Accordingly, this Section undertakes a detailed view impact assessment of private
views from nearby residential properties.
As identified within the approved Concept SSD Application, key private residential
views that have the potential of being impacted are principally located:


545 Pacific Highway (16 storeys)



22-26 Clarke Street (8 storeys)



400 Pacific Highway (5 storeys)



402-420 Pacific Highway (5 storeys)

Figure 35: Properties targeted in the private view assessment

It is noted that additional residential development is located further north of the sites
identified above in the St Leonards centre. This includes approved development and
development under construction. However, many of these developments have views
already obstructed by other developments to the north and north west of the subject
site. In this instance, it is considered reasonable to assess properties with the highest
degree of impact which are those closest to the site identified above, on the premise
that the additional residential development further to the north will have a lesser
impact than those assessed.
It is common in undertaking an assessment of view impacts to address the planning
principle enunciated by the NSW Land and Environment Court in Tenacity Consulting
v Warringah Council [2004] NSWLEC 140 (Tenacity). In Tenacity, Senior
Commissioner Roseth sets out four steps that must be considered in assessing
whether view sharing is reasonable. We note, however, that the situation in the
proposed development is distinguished from Tenacity on the following basis.
Roseth SC specifically states in his decision (at 25) that there are circumstances that
do not require any view sharing and where it may be entirely reasonable for a
development to entirely block a view. The 2036 Plan further requires future
development to acknowledge key views and vistas such as key long distance vistas
which offer sky views, and vistas where a building may terminate the view and be
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designed appropriately in response. These considerations can be assessed under the
four steps outlined in Tenacity, as outlined below.
5.1.1

Basis of Assessment
Whilst there are limitations in applying the Tenacity planning principle in the context of
the proposed development, the four steps outlined by Roseth SC nonetheless provide
a useful framework for identifying and assessing the impacts of a development on
views. The four steps are as follows:
What are the views that would be affected?
“The first step is the assessment of views to be affected. Water views are valued
more highly than land views. Iconic views (e.g. of the Opera House, the Harbour
Bridge or North Head) are valued more highly than views without icons. Whole views
are valued more highly than partial views e.g. a water view in which the interface
between the land and water is visible is more valuable than one in which it is
obscured”.
For the purpose of this assessment views towards the Sydney CBD skyline and
Sydney Tower could be considered to be iconic as per examples cited in the
judgement. Regional, district land, urban built form and topographical views, whilst
providing amenity would not be valued as highly as CBD skyline views.
Where are the views obtained from?
“The second step is to consider from what part of the property the views are obtained.
For example the protection of views across side boundaries is more difficult than the
protection of views from front and rear boundaries. In addition, whether the view is
enjoyed from a standing or sitting position may also be relevant. Sitting views are
more difficult to protect than standing views. The expectation to retain side views and
sitting views is often unrealistic”.
For the purpose of this assessment, views have been considered for the entirety of
the building elevation facing the Crows Nest Station precinct, recognising that each
building has more than one aspect/elevation.
What is the extent of the impact?
“The third step is to assess the extent of the impact. This should be done for the
whole of the property, not just for the view that is affected. The impact on views from
living areas is more significant than from bedrooms or service areas (though views
from kitchens are highly valued because people spend so much time in them). The
impact may be assessed quantitatively, but in many cases this can be meaningless.
For example, it is unhelpful to say that the view loss is 20% if it includes one of the
sails of the Opera House. It is usually more useful to assess the view loss
qualitatively as negligible, minor, moderate, severe or devastating”.
For the purpose of this assessment, a qualitative analysis has been undertaken and
has categorised the impact into the relevant categories in the planning principle,
being negligible, minor, moderate, severe or devastating.
How reasonable is the proposal causing the views to be lost?
“The fourth step is to assess the reasonableness of the proposal that is causing the
impact. A development that complies with all planning controls would be considered
more reasonable than one that breaches them. Where an impact on views arises as a
result of non-compliance with one or more planning controls, even a moderate impact
may be considered unreasonable. With a complying proposal, the question should be
asked whether a more skilful design could provide the applicant with the same
development potential and amenity and reduce the impact on the views of
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neighbours. If the answer to that question is no, then the view impact of a complying
development would probably be considered acceptable and the view sharing
reasonable.
For the purpose of a VVIA, the reasonableness of the proposal has been determined
on the overall assessment of properties affected and not on the basis of the
conclusions for each single apartment. In other words, an impact may be more
significant for an individual apartment, however, the proposal remains acceptable on
balance when considering the totality of views affected in the locality, the extent of
retention of some views (i.e. view sharing rather than full view preservation) and also
when considering the overall impacts and merits of the proposal on environmental
planning grounds which need to be considered on balance with private residential
impacts.
For the purpose of this assessment, how the proposal has skilfully sought to respond
to a range of environmental planning considerations has also been considered. This
included the provision of a commensurate density above planned public transport
infrastructure, sunlight access, overshadowing, structural considerations, proportion
and height relative to the status of the site as a significant urban regeneration project
have been considered and balanced with view impacts affecting private residential
dwellings.
To undertake this assessment, Virtual Ideas prepared photomontages from various
floors in the buildings listed above (appended to this report). These photomontages
are shown in the figures below. The sections above address Tenacity’s Steps 1-3 to
ascertain the nature and extent of view impacts arising from the proposed
development, whilst this report addresses the reasonableness of the proposed
development and, as a result, the reasonableness of the view impacts identified in the
preceding sections.
It is also relevant to distinguish between views affected by development already
approved under the CSSI Approval and the approved Concept SSD Application, and
this subsequent detailed SSD Application. In Figure 36 below, areas coloured pink
represent the extent of the CSSI Approval, which generally equates to up to Level 2
of the building or up to Level 4 in the equivalent adjacent residential buildings.
Therefore, whilst these areas can impact views from some adjacent residential
properties, this proportion of the building has already gained development approval
and is not subject to further assessment.
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1. Site A, 2. Site B, 3. Site C

Figure 36: approved building envelopes

5.2

Step 1: Assessment of the views to be affected
545 Pacific Highway
As 545 Pacific Highway is located to the north of the site across Oxley Street, and as
such potentially affected views from this building will include all south facing
apartments. At the lower levels of the building (i.e. to approximately Level 4), the view
is to be dominated by the station box associated with the CSSI Approval on Site A.
Levels 5-16 are marginally impacted by the detailed SSD Application for Site C, but
largely impacted by the approved building envelope for Site A, with regard to district
views south toward the North Sydney and Sydney CBDs. This includes partial views
of the Sydney Harbour Bridge and Sydney Tower. District views remain to the south
east and south west from these apartments. Refer to Figure 37 to Figure 44 below.
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Figure 37: 545 Pacific Highway – low rise view – existing

Figure 38: Site A building envelope in the foreground of the view looking south from
545 Pacific Highway, low rise
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Figure 39: 545 Pacific Highway – medium rise view – existing

Figure 40: 545 Pacific Highway – medium rise view – approved
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Figure 41: 545 Pacific Highway – medium rise view – proposed

Figure 42: 545 Pacific Highway – high rise view – existing
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Figure 43: 545 Pacific Highway – high rise view – approved

Figure 44: 545 Pacific Highway – high rise view – proposed
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22-26 Clarke Street
Properties at 22-26 Clarke Street are located in the same superblock as Site C and
do not rely on views over the side boundary to Site C. These properties include
apartments with an eastern outlook of the Hume Street Park or a western outlook
across the Pacific Highway and Sites A and B of the Crows Nest Station precinct.
Accordingly, no views are available that would be affected by the Site C OSD.

Figure 45: Existing top level view looking west-north-west from 22-26 Clarke Street (Site
C not visible)

Figure 46: Existing top level view looking west-south-west from 22-26 Clarke Street
(Site C not visible)
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400 Pacific Highway and 402-420 Pacific Highway
Given the location of properties at 400 Pacific Highway and 402-420 Pacific Highway
are adjacent to each other, the visual impacts of all affected properties can be
assessed together. These properties are located on the opposite side of the Pacific
Highway to the Crows Nest Station precinct. The Site C OSD is, therefore, screened
by the approved Site A and Site B building envelopes. No views are available that
would be affected by the Site C OSD.

Figure 47: Existing top level view looking east from 402-420 Pacific Highway

Figure 48: Site A building envelope in the foreground of the view looking east from 402420 Pacific Highway
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Figure 49: Existing top level view looking south-east from 402-420 Pacific Highway

Figure 50: Site A and B building envelopes in the foreground of the view looking southeast from 402-420 Pacific Highway
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Figure 51: Existing top level north-east view from 400 Pacific Highway (Site C not
visible)

Figure 52: Existing top level east view from 400 Pacific Highway
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Figure 53: Site A and B building envelopes in the foreground of the top level east view
from 400 Pacific Highway

Figure 54: Existing top level south east view from 400 Pacific Highway
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Figure 55: Site A and B building envelopes in the foreground of the top level south east
view from 400 Pacific Highway

5.3

Step 2: Consider from what part of the property the views are
obtained
As discussed in the section above, the only properties with the potential to be affected
specifically by the Site C OSD comprise the south facing apartments at 545 Pacific
Highway. However, because Site C is largely screened by the approved Site A
building envelope, views of this OSD are only available for the medium and high-rise
locations and not the low-rise locations in this building. This building also has western
and eastern aspects, and northern aspect at upper levels, which are not affected by
the proposed development.

5.4

Step 3: Assess the extent impact
The most valuable views to be affected as a result of the proposed building envelopes
are those with a southern aspect from the mid and upper levels of 545 Pacific
Highway. The Site C OSD will affect views of the edge of the North Sydney CBD, and
not of the core of the North Sydney CBD or the Sydney CBD, Harbour Bridge or
Sydney Tower. Accordingly, while the Site A building envelope will affect long range
views, including some iconic views, these are largely not affected by the Site C OSD.
The Site C OSD will impede a portion of the longer range views to the edge of the
North Sydney CBD and to North Sydney and Crows Nest mixed use areas leading up
to the ridgeline. These views are not identified as being iconic, and a proportion of the
view will be available to the east of the Site C OSD, including of higher rise
development towards Mosman and the existing mature tree canopy.
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5.5

Step 4: Assess the reasonableness of the proposal
It is clear from the assessment in the sections above that the majority of the existing
private views will not be affected by the Site C OSD or will remain largely unchanged.
Moderate view loss is only observed from the mid and high-rise views of south-facing
apartments within the building at 545 Pacific Highway.
The proposed development is overall considered to have a reasonable impact on
views, with regard to the following:


The proposed OSD is consistent with the approved building envelope for this site,
and complies with the NSLEP 2013 provisions governing height and floorspace.
The articulation elements detailed in the Architectural Plan are considered to be
minor and do not impact the overall bulk and scale of the building and as such do
not significantly alter the extent of affected views beyond what was assessed and
considered in the approved Concept SSD Application. In this regard, the detailed
design of the Site C OSD offers an improved outcome presenting a more
articulated and finessed scheme when compared to the approved building
envelope.



The Site C OSD is largely not visible from the surrounding viewpoints, with the
exception of the mid and high-rise views of 545 Pacific Highway. The extent of
change in these views relates largely to the approved Site A building envelope,
with the proposed Site C OSD affecting a non-iconic component of these southfacing long-range views. A proportion of these views will still be available to the
east of the Site C OSD, including of higher rise development towards Mosman
and the existing mature tree canopy.



The detailed design of the Site C OSD exhibits design excellence and has been
carefully considered to ameliorate and mitigate visual bulk and scale impacts in
accordance with the endorsed Design Guidelines. The scheme is considerate of
the surrounding heritage context and its external finishes have been carefully
selected to offer a sympathetic interface and complement the developing area.



The proposed development is consistent with the strategic context of the area.
Namely, it reflects the vision for the St Leonards/Crows Nest area under the 2036
Plan and is consistent with strategic planning outcomes of transit-oriented
development to locate density on or near transport infrastructure.

For all of the above reasons it is concluded that the proposed development is seen to
provide an acceptable visual impact that is reasonable given the planning context of
the site.
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6

Conclusion
This report undertakes a visual and view impact assessment of the proposed detailed
design scheme for the Site C OSD against the requirements of the SEARs. The visual
and view assessment is founded in the view analysis prepared by Virtual Ideas
accompanying this report, and included as extracts where relevant.
As demonstrated by this assessment, the overall visual impact is acceptable. The
proposed building takes the place of the approved building envelope and provides a
more articulated and finessed scheme that has been designed in accordance with the
endorsed Design Guidelines and Design Excellence Strategy and achieves design
excellence.
While some moderate impacts were identified when comparing the proposal to the
existing pre-development site and context, the proposed development is ultimately
largely consistent with the approved Concept SSD Application and represents a
lesser impact in the context of higher density development occurring elsewhere in the
Crows Nest Station precinct and the St Leonards/Crows Nest centre in accordance
with the 2036 Plan. Importantly, the proposal will not impact broader key public views
as the detailed scheme is either not visible at these viewpoints or offers an improved
visual impact relative to the approved concept scheme.
In terms of the visual impact from adjoining residential developments, apartments
which will experience an impact include those with an existing south facing view at
the mid and high-rise levels of 545 Pacific Highway. This comprises the partial
obstruction of regional views to the edge of the North Sydney CBD and to North
Sydney and Crows Nest mixed use areas leading up to the ridgeline. No iconic
elements of this view are impact by the Site C OSD, and a portion of this view
remains of long-range higher rise development towards Mosman and the existing
mature tree canopy. The reasonableness of this impact is relative to the proposal’s
consistency with the approved Concept SSD Application and the strategic context of
the site. There is no adverse or significant difference in the assessment of the
approved Concept SSD Application and this detailed design scheme for the Site C
OSD.
Ultimately, from a visual impact perspective, the detailed design of the Site C OSD is
considered to be appropriate and supportable.

View and Visual Impact Assessment – May 2021

68

Attachment A – Camera Position Survey
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Appendix B – Camera Position Survey – 04/10/2018
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Appendix C – Details of AAM 3D model used for alignment
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