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These people, many of whom will be living in 40 and 50 storey towers, will all be trying to 
utilize the miniscule open space and inadequate infrastructure, making what was once a 
desirable, livable community a nightmare to live in. 
 

TERMS OF REFERENCE: 
I note the IPC has been requested to advise the Minister for Planning, prior to finalisation of 
the St Leonards and Crows Nest Draft 2036 Plan, on the SLSPP’s consistency with the Draft 
2036 Plan’s overall vision (page 4), guiding design principles (pages 10 & 11) and the specific 
design principles relevant to the SLSPP (page 63).  
 
The Minister has also asked that the IPC consider the scale of residential development and 
whether the whole site needs to be rezoned to meet housing targets identified by the 
Greater Sydney Commission.  
 

SCALE: 
Brief facts: 

• Land area of the PP bordered by River Road, Canberra Avenue, Marshall Avenue and 
Park Road is 89,000 sqm;  approximately 9 Ha.  

• The number of proposed apartments in the SLSPP is 2,400 

• Lane Cove Council has another 1,959 residential apartments being delivered on the 
Pacific Highway independent of SLSPP that are either very recently completed, under 
construction or approved for construction.  

• Although not part of the SLS PP, Newlands Park bordered by River Road, Duntroon 
Avenue and Canberra Avenue has an area of 1.7 Ha which is currently shared by all 
residents in the area bordered by Greenwich Road, River Road, Sydney Trains right of 
way and Pacific Highway. It is barely sufficient to satisfy that need particularly given 
its sloping topography which makes part of it unusable. 

 
Issues: 

• The expected number of residents in the mixture of 3, 2, and 1-bedroom apartments 
is conservatively estimated between 4,500 and 4,800. 

• Population density of the developed area is thus between 500 and 533 persons per 
hectare. This is denser than many large cities such as Mumbai. The 2036 Draft Plan 
for St Leonards and Crows Nest (exclusive of the Artarmon Industrial Zone) has a 
forecast population density by 2036, of 147 persons/hectare.  Kirribilli, once quoted 
as the most densely populated part of Australia, has a current density of 94/hectare. 

• The SLSPP envisages 8 building blocks being purchased by Council to provide open 
green space. 8 building blocks would yield a maximum of 6,000 sqm or 0.6 Ha of 
open space. 

• New open space ratio for the SLSPP is therefore 0.13 Ha/1000 persons. The existing 
figure in the 2036 plan area (St Leonards and Crows Nest) is 0.9 Ha/1000 persons 
and will reduce to 0.8 Ha/1000 persons by 2036. This is already acknowledged as 
sub-standard. 

• Housing Target: It is difficult to comment on the housing target aspect because the 
Greater Sydney Commission which provides targets for each LGA does so for only 5 
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The SLSPP contains no such statement and is devoid of any of the features that 
respect any local character. In fact the SLSPP destroys what was a desirable and 
liveable community. The local character is destroyed, the existing park over-
shadowed and no meaningful open spaces are provided for the increase in 
population.  
 
The cumulative impact of the 1,959 new apartments approved or under construction 
in St Leonards is yet to be realised. The SLSPP, which seeks to add 2,400 apartments,  
CAN NOT be viewed in isolation and must take into consideration the St Leonards 
apartments and accompanying densty. The social infrastructure is not in place to 
support what is in the pipeline. Schools, hospitals, roads, open spaces, sports fields 
and swimming pools are already overcrowded.  No further approval of residential 
units ought to be approved until the implications of these new apartments in St 
Leonards is fully understood and planned for as envisaged in the Draft 2036 Plan. 

 

• LAND USE: An employment hub 
FAILS TO MEET GUIDELINE: SLSPP does not contribute to a range of dwelling types to 
cater for all life cycles. Nor does it offer meaningful affordable housing which would 
be most appropriate to support local hospitals. There are no plans to activate the 
street front to create a healthy mix of residential and commercial. The SLSPP has 
virtually ignored the Greater Sydney Commission’s requirement that St Leonards and 
Crows Nest, specifically St Leonards, be a growth area for employment. That 
requirement is now, by default of the 1,959 new apartments in St Leonards, been 
transferred to Crows Nest which itself is targeted by developers for residential 
development. The commercial space - required to facilitate an expansion of the 
medical services, education and creative industries already established in the area – 
is negligible. The vast oversupply of residential development and the lack of 
commercial development, completely undermines the whole premise that the 
Greater Sydney Commission used to identify St Leonards and Crows Nest as a 
Strategic Employment Centre. 

 

• LANDSCAPE: A greener place.  
Parks and public green spaces will provide areas for locals to be active, creative and 
enjoy green leafy space, away from built up St Leonards. 

 
FAILS TO MEET GUIDELINE: The SLSPP creates minimal and inadequate additional 
open space which must increase with the population, not afterwards. The SLSPP 
would result in less green space as front and backyards are turned into high rise 
buildings and an additional 4,000 residents start using Newlands Park. The less than 
6,000 sqm of open space that is planned by LCC is totally inadequate, when 
compared to even St Leonards and Crows Nest 2036 Draft Plan, which itself is heavily 
criticised by the public for inadequacy.  
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GUIDING DESIGN PRINCIPLES: Area Wide Design Principles: 
 

• PLACE: Ensure new development retains and enhances heritage items. Retain and 
enhance village atmosphere. Ensure no additional over-shadowing of public open 
space.  
FAILS TO MEET GUIDELINE: The SLSPP fails on all aspects as it provides no heritage 
protection, no village atmosphere and the taller buildings along Canberra Avenue 
will overshadow Newlands Park from western sun.  
 

• LANDSCAPE: Incorporate new street trees to improve the overall coverage of the 
area. 
Given that the existing buildings along with their green spaces will be demolished 
this is one criteria that the SLSPP might satisfy. 
 

• BUILT FORM: New building design should provide high on-site amenity and consider 
street width and character by providing ground and upper level setbacks and 
awnings to achieve a human scale at street level. 
FAILS TO MEET GUIDELINE. 
 

• LAND USE: Ensure new development contributes to a range of dwelling types in the 
area to cater for all life cycles. Investigate locations for a new primary and high 
school in the area to support the growing community. 
FAILS TO MEET GUIDELINE: I urge the State Government to consider compulsorily 
acquiring the SLS site to use as a location for a much needed school and open 
green space.   
 

• MOVEMENT: Contribute to improvement of the walking and cycling network in the 
area. Identify opportunities to improve safety. Encourage use of public transport and 
reduce need to use private cars. Encourage car sharing. 
While the SLSPP does encourage use of public transport it does nothing to encourage 
the improvement of the walking and cycling network. It will also be difficult for 
people with disability or older people to walk, given the steep incline of some of the 
location. 
 

• DESIGN CRITERIA: Acknowledge key views and vistas where a building may 
terminate the view. Avoid a monolithic street wall effect through the distribution of 
taller buildings.  
Owners of apartments in Embassy Tower, who have only recently learnt of the  
SLSPP, are extremely concerned that their views will be destroyed by the up to 19 
storey buildings being planned. It would be usual for a planning authority such as 
LCC to ensure that all land owners that may be potentially affected by the planning 
proposal have a say on the new proposal even when they were advertised for sale. It 
appears that this may not have happened. If not, all residents should be given the 
opportunity to comment on the proposal which would require further public 
exhibition. 

 

 



 

 6 

CONCLUSION ON CONSITENTCY WITH THE 2036 DRAFT PLAN: 
In regard to consistency with the St Leonards Crows Nest Draft 2036 Plan, the SLSPP 
does not come near any of the visions, guiding design principles and the specific 
design principles relevant to the SLSPP as stated. It is a very poorly conceived plan 
and one that needs to be significantly modified to be consistent with the final 2036 
Plan or rejected outright. 

 
No further approval of residential units should be approved until the implications of these 
new apartments in St Leonards is fully understood and planned for, as envisaged in the 
Draft 2036 Plan. 
 
 
Name:   Sue Wadley 
Address:   

   




