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7 February 2019                     16658   

Malcom McDonald  

Director, Urban Renewal (Sydney Metro)  

Department of Planning and Environment  

320 Pitt Street 

SYDNEY NSW 2000  

Dear Malcolm,   

St Leonards and Crows Nest Station Precinct – St Leonards Crows Nest draft 2036 Plan   

Executive summary   

The Park Road West and Portview Road Action Group (“Landowner Group’) represents an overwhelming majority of 

properties in the western part of St Leonards South, including those most directly and severely impacted by the St Leonards 

South planning proposal, should it proceed.  The Landowner Group has actively participated in the strategic planning 

process for St Leonards Crows Nest through previous submissions, on-site meetings with the Department, and participation 

in Department led community sessions.  The Landowner Group’s position has been consistent. In summary, the Landowner 

Group supports:  

• Department led planning for high-density development for the whole of the St Leonards South to Greenwich Road to 

exploit a once-in-lifetime opportunity for a significant brown/greenfield redevelopment in a Strategic Centre. This 

Strategic Centre has proximity to a world class transport hub (including the new Metro), significant public 

infrastructure (recent upgrade to public schools), and key medical facilities (recently upgraded RNS Hospital), 

employment centres and industrial precincts at a time when Sydney is looking to mitigate the costs of urban sprawl;   
• rejection of the St Leonards South planning proposal by the Department as: i) a piecemeal approach lacking planning 

vision and merit; and ii) an ad hoc approach promoting detriment, uncertainty, inequity and loss of amenity for 

residents left behind; and  
• if high-density cannot be supported across all of St Leonards South at this time, restricting the St Leonards South 

planning proposal to an area east of Berry Road (as originally proposed) to allow appropriate transition and amenity for 

remaining residents.  

Key points  

• High-density development is supported for the whole of the St Leonards South precinct to Greenwich Road, being 

within 400-800 metres of the St Leonards Crows Nest transport hub and within walking distance of open space, 

sporting facilities and key medical/health and employment precincts. This would enable future land use and 

development opportunities to be realised on a basis which optimises planning outcomes and is equitable across all 

residents in the St Leonards South precinct.   
• St Leonards South currently presents a once-in-lifetime opportunity to create a successful precinct for the future 

Sydney, where high density residential can be integrated with retail, social hubs, play areas, green spaces, and 

connected to major infrastructure and interest points to maximise liveability and community-oriented redevelopment.  

This approach is facilitated by: i) broad resident support; ii) absence of significant strata dwellings; and (iii) the relative 

ease of implementation. Existing main roads (Pacific Highway, Greenwich Road and River Road) provide significant 

physical boundaries enabling transitioning from high to low density at the precinct edges and management of potential 

impacts on surrounding low density suburbs.  

• The St Leonards South planning proposal (Lane Cove Council) is vigorously opposed. It proposes high density 

redevelopment of more than half of St Leonards South, yet results in serious and un-ameliorated detriment to the 

smaller western part of the precinct, notably through overshadowing, reduction in residential amenity and property 

value.  The planning proposal lacks planning merit, particularly with regard to built form, mix of development,  
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residential amenity, and transition to low density.  A plan for row-upon-row of monolithic, high density apartment 

blocks seems destined to create a shadowy and unattractive place to live, with consequent detriment to community 

and social environment.  The Group urges the Department to reject the planning proposal in favour of a holistic plan 

for St Leonards South, as described in this submission.  
• The Landowner Group is concerned that the Department has abdicated responsibility for this part of the study area. The 

draft 2036 Plan implicitly endorses the St Leonards South planning proposal, at the expense of Department-led 

planning for St Leonards South – and with no plan at all for the smaller western part of the precinct, either now or for 

2036. The Group is concerned that the independent review of the planning proposal will not be adequate to consider 

the merits of the planning proposal in the context of the broader precinct, and most certainly cannot substitute for the 

coherent planning approach applied by the Department elsewhere in the draft 2036 Plan study area.  
• In the alternative, should the Department not support high-density across the entire St Leonards South precinct at this 

time, then the St Leonards South planning proposal should be limited to an area east of Berry Road, as originally 

proposed by Council.  This is necessary for appropriately clear and adequate transition to the established low density 

residential area in the western part of the precinct to ensure that existing amenity is not detrimentally impacted, 

including during the construction phase.   

Detailed submission  

1.0 Introduction   

This submission has been prepared by Ethos Urban on behalf of the Park Road West and Portview Road Action Group 

(Landowner Group) and responds to the public exhibition of the St Leonards Crows Nest draft 2036 Plan (draft 2036 Plan) 

and supporting documentation prepared by the Department of Planning and Environment.   

The Landowner Group has been an active participant in the Department led planning process for St Leonards and Crows 

Nest. Detailed submissions previously submitted by the Landowner Group have consistently expressed support for a 

considered State Government led precinct-wide planning process to deliver an appropriate and equitable form of density 

across the wider St Leonards South precinct through to Greenwich Road. The group has also met with Department 

representatives on-site to articulate its views and has participated with other groups in a Department-led information and 

feedback session. Attachment A is the Landowner Group submission to the exhibition of the St Leonards South Planning 

Proposal. Attachment B is the submission to the St Leonards and Crows Nest Station Precinct Interim Statement.  

The Landowner Group was formed in response to significant concerns held by the landowners regarding the ad-hoc 

planning process that had been applied to St Leonards South by Lane Cove Council prior to the Department’s intervention. 

In particular, the Landowner Group has had major concerns with the Council led planning proposal for the St Leonards 

South Masterplan area and the consultation process undertaken by Council. The planning proposal as currently drafted will 

have significant amenity and land value impacts on Park Road West and Portview Road properties. It represents an 

inequitable planning outcome providing significant land value uplift for properties within the planning proposal area but 

imposing negative environmental impacts on properties in the west of the precinct through increased traffic, overshadowing 

and loss of privacy and general amenity.   

The draft 2036 Plan for the St Leonards and Crows Nest Station Precinct fails to consider the St Leonards South Precinct 

holistically, notwithstanding that the entire St Leonards South precinct (Canberra Avenue to Greenwich Road) forms part of 

the study area in both the interim and final draft 2036 Plans.  The Landowner Group is disappointed that its support for a 

coherently planned, high-density solution across the entire St Leonards South precinct appears not to have been in any way 

acknowledged or addressed in the draft 2036 Plan.   

The draft 2036 Plan implicitly endorses the St Leonards South planning proposal, which involves a high density built form 

in the eastern half of the precinct with no transition to the low density western half of the precinct. For the reasons noted 

above, this will deliver a poor planning outcome that is clearly inequitable. It also squanders a once-in-lifetime opportunity 

to masterplan a successful and liveable precinct in a highly strategic location, whilst managing the impact on the established 

low density suburbs to the south and west.    

The Landowner Group is concerned that, rather than addressing the flaws in the planning proposal as part of a precinctwide 

consideration of St Leonards South, the Department proposes to excise the planning proposal from the process and refer the 

matter to an independent review by another planning authority. The terms of reference for this process (as updated on 22 

January 2019) present a clear risk that the planning proposal will be considered with reference to contrived criteria, yet 

again in isolation of the broader St Leonards South precinct. This is an abrogation of the Department’s planning 

responsibilities and greatly disappointing to residents.   
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The Landowner Group understands that the construction of the Sydney Metro and associated Crows Nest Station, added to 

the existing St Leonards Station represents a city shaping opportunity to deliver transit oriented development by way of 

high-density in the 800m walking catchments of the stations. The Landowner Group does not object to high-density in the 

St Leonards South Precinct, including their own properties. However, the Group’s support for density is contingent on it 

being delivered through a holistic and equitable planning process that addresses the entire St Leonards South precinct 

extending west to Greenwich Road. Where high-density is proposed, it should create high amenity, low traffic 

environments. Where it is not proposed, these established neighbourhoods should have their existing high amenity protected 

by way of clear transition in the bulk and scale of development. The draft 2036 Plan unfortunately provides the Landowner 

Group with no comfort that such an outcome will be achieved, leaving them in a position where their amenity and land 

values will be significantly affected by ad-hoc development.   

2.0 The Park Road West and Portview Road Action Group   

The Landowner Group represents an overwhelming majority of properties in the western half of the St Leonards South 

Precinct.  Of the 20 properties of Park Road West, only one is excluded from this submission (1 Park Road). Of the other 19 

residents, 18 are supportive. One property was sold recently, and the new owner has not been contacted.   

 Of the 31 residents of Portview Road only, one is excluded from this submission. Of the other 30 residents, 22 are 

unreservedly supportive, five have provided support conditional on any rezoning in St Leonards South (which we believe is 

inevitable), two are assumed to be supportive as they are economically driven rental properties, and one is uncontactable.  

The combined land ownership of the Landowner Group is shown in Figure 1 below. The Landowner Group represent nearly 

50 property owners in the St Leonards South Precinct and are a key stakeholder with regard to future planning for this area.   

    
Figure 1 Portview Road and Park Road Action Groups’ Landholdings  

Source: Nearmap / Ethos Urban   

3.0 Background   

In November 2015, the NSW Premier announced plans to deliver a metro station at Crows Nest. In July 2016, the State  

Government announced it would undertake a strategic planning investigation of the Crows Nest, St Leonards and the 

Artarmon industrial areas. This precinct is identified both as a Strategic Centre and a Health and Education Precinct under 

the North District Plan. St Leonards South is a key area in this precinct, located between the Artarmon 

industrial/employment area and the St Leonards/Crows Nest commercial centre, adjacent to the RNS Hospital, and with an 

existing commercial frontage on the Pacific Highway and Greenwich Road. The delivery of the new metro station at Crows 
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Nest presents a unique opportunity to increase housing and employment capacity in surrounding areas to facilitate the 

delivery of new homes and jobs close to public transport, and within this growing Strategic Centre.   

On 4 August 2017 the NSW Government released its Interim Statement as the first stage of the strategic investigation. The 

Interim Statement was on public exhibition between 4 August and 17 December 2017 and detailed a draft vision for the 

delivery of development and infrastructure throughout the precinct over the next 20 years. The Landowner Group made a 

submission on the Statement during its public exhibition (December 2017, copy attached). The submission welcomed the 

recognition in the Interim Statement that increased density could appropriately be applied across the whole St Leonards 

South precinct to Greenwich Road. The submission also raised a number of key issues pertaining to the Interim Statement 

and the St Leonards South planning proposal. Several of these issues were identified to have significant implications for 

residents in the affected area, including the need for strategic planning to be undertaken holistically to ensure equitable 

outcomes for affected residents. Ultimately, it is considered that failure to plan for redevelopment of low density residential 

in the affected area fails to capitalise on the opportunity to locate high density development within a walkable catchment of 

the future Crows Nest Sydney Metro Station and other key areas of this Strategic Centre.   

The Department approved public exhibition of the St Leonards South planning proposal from 30 October 2017 to 5 January 

2018. The Department of Planning and Environment retains authority over the St Leonards South planning proposal, having 

refused Council’s request for delegation. This public exhibition represented the first public consultation on the proposal for 

high density redevelopment in St Leonards South from Canberra Avenue to Park Road, given that previous consultation 

undertaken by Council was predicated on a masterplan extending only to Berry Road. The Landowner Group took 

advantage of this public exhibition to provide a detailed submission on the planning proposal (December 2017, copy 

attached). On 23 April 2018 the Department extended the date for completion of the planning proposal to 2 June 2019, with 

the result that submissions on the planning proposal are still yet to be formally considered by either the Department or 

Council.   

On 15 October 2018, the Department of Planning and Environment released the St Leonards Crows Nest Draft 2036 Plan 

and associated draft planning package which represents the second stage of the investigation, providing a series of 

framework plans to guide future development. The documentation is currently on public exhibition until 8 February 2018. 

Consideration of planning for the St Leonards South precinct west of Park Road, as foreshadowed in the Interim Statement, 

is omitted without comment. The concerns raised in the Landowner Group’s previous submission on the interim draft 2036 

Plan have not been addressed or incorporated. As noted above, the public submissions (including of the Landowner Group) 

received by early January 2018 on the St Leonards South planning proposal have not been addressed.   

Notwithstanding that all previous submissions have been seemingly not considered or ignored, this submission has been 

prepared to further articulate the concerns of the Landowner Group as raised to date and with the current draft 2036 Plan are 

detailed below for your information.   

4.0 Comments on the St Leonards Crows Nest draft 2036 Plan   

4.1 The Crows Nest Sydney Metro Opportunity   

As highlighted in previous submissions, the Landowner Group is supportive of increased residential density across the 

entirety of the St Leonards South Precinct. The delivery of the Crows Nest Sydney Metro Station combined with improved 

accessibility throughout the precinct provides an opportunity to concentrate residential density in and around the transport 

hubs associated with the future Crows Nest Sydney Metro Station and St Leonards Station. Supporting studies prepared by 

SGS Economics and Planning estimate that the delivery of the new metro station will result in additional demand for some 

24,000 dwellings by 2066.   

The draft 2036 Plan proposes that the St Leonards South area between Canberra Avenue and Park Road comprise high 

density residential development.  This is predicated on delivering housing within a walkable catchment of St Leonards 

Station and employment opportunities within the nearby Education and Health Precinct. Section 2.6 of the Stage 02 Urban 

Design Study goes on to state:   

The new metro will put most of the study area within 400m-800m walking distance of a station which presents 
significant opportunities for transport oriented development.   

However, the entirety of the St Leonards South precinct has capacity to accommodate denser residential development and 

contribute to meeting the demand for an increased number of dwellings. The majority of the affected area identified in 

Figure 1 is within a walkable catchment (400 – 800m) of St Leonards Station and the future Crows Nest Metro Station.  

Further, the Sydney Metro will more than double the current rail capacity in the area, providing high frequency services 

capable of supporting an increased residential population. The locality is therefore ideally suited for high-density 
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development and presents a unique opportunity to foster the delivery of transit-oriented development alongside a major 

piece of public infrastructure.   

The Urban Design Study along with the Economic Feasibility Review that accompany the draft 2036 Plan recognise that 

strata developments can be an impediment to realising future opportunities for redevelopment. The lack of strata dwellings 

in the South St Leonards precinct further supports the opportunity to deliver increased density, including mixed use sites. 

The broad support from residents in the area will facilitate property amalgamation, removing traditional obstacles to 

development that are created by land fragmentation.   

4.2 The need for a Holistic Strategic Planning Approach   

The Landowner Group supports the intervention of the Department of Planning and Environment in undertaking strategic 

planning investigations for the St Leonards South precinct. However, the Landowner Group are dismayed that the draft 

2036 Plan omits a holistic consideration of the St Leonards South precinct. As noted above and in previous submissions, the  

St Leonards South precinct is strategically located with respect to the CBD, world-class transport hub (including the new  

Metro), significant public infrastructure (recent upgrade to public schools), and key medical (recently upgraded RNS  

Hospital), employment and industrial precincts.  With an existing commercial presence along the Pacific Highway and 

Greenwich Road, and broad resident support for a coordinated plan for redevelopment, St Leonards South currently presents 

a unique opportunity to create a liveable, attractive precinct that is capable of enhancing Sydney.  

A precinct wide planning approach under the Department’s leadership is critical to optimising planning outcomes:  

pedestrian and traffic movement, providing new open space, fostering community, minimising overshadowing, managing 

infrastructure upgrades, and transitioning high-density development to nearby low-density areas.  As noted in the previous 

submission, the St Leonards South site is bounded by three significant roads: Greenwich Road, Pacific Highway and River 

Road. Rezoning the entire precinct to high-density along with the adoption of appropriate setback / building separation 

controls will remove transitioning issues and maintain residential amenity. As part of this approach, planning on a precinct 

wide basis could enable widening of arterial roads to alleviate traffic congestion and improve vehicle and cycle access on 

these key routes connecting the St Leonards Crows Nest precinct and the nearby low density suburbs (Greenwich, 

Northwood, Longueville, Lane Cove).  

Much has been made of preservation (or recreation) of the leafy green environment of St Leonards South. This is feasible if 

the area is planned as a whole, where a socially sensitive and aware environment is an objective of development. Trees, 

parks walkways can be integrated with retail, social hubs and play areas. This outcome is unattainable under the St Leonards 

South planning proposal, in which increasing residential density appears to be the sole objective and token plantings are 

dwarfed by the built form that overshadows them.   

A coordinated precinct wide approach to planning under the Department’s leadership is also vital to ensuring that an 

equitable planning outcome is achieved.  A piecemeal approach to planning for the St Leonards South precinct will 

precipitate ad-hoc development decision creating winners and losers across the area. This approach also provides a high 

degree of uncertainty for those affected by the process, which has been exacerbated by deficient community consultation by 

Lane Cove Council throughout the preparation of the St Leonards South planning proposal. A holistic planning approach is 

needed to ensure that economically viable residential development across the precinct can be achieved. Built form controls 

need to be carefully considered and tested to ensure developers can achieve a viable rate of return. The draft 2036 Plan 

provides no meaningful assessment.   

4.3 Opposition to the St Leonards South Master Planning Proposal   

Consistent with previous submissions, Landowner Group strongly opposes the St Leonards South planning proposal. To 

summarise the concerns of the Landowner Group:   

• St Leonards South planning proposal pre-dates the Crows Nest Metro proposal, the North District Plan, and 

strategic planning for the Crows Nest, St Leonards and Artarmon area. The planning proposal involves 

greenfields/brownfields redevelopment on a scale not contemplated for any other part of the draft 2036 Plan study 

area, razing the established dwellings of over half of the precinct. The planning proposal does not consider the 

extensive formal public submissions received over 12 months ago during exhibition and appears to be at odds 

with the broader objectives and principles of the draft 2036 Plan. It is noted that the Plan specifically declines to 

consider the St Leonards South planning proposal with reference to the Guiding Design Principles applicable 

elsewhere in the study area.  

• The St Leonards South planning proposal involves a series of rows of monolithic apartment blocks of up to 19 

storeys. The plan introduces serious overshadowing issues. Inadequate priority is afforded to architectural merit, 
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residential amenity and creation of community. This type of soulless development is not conducive to the creation 

of an amenable and functional residential area.  

• The planning proposal creates a problematic transition between the proposed high-density redevelopment and 

established low density residential properties in Park Road West / Portview Road to the immediate west. More 

specifically, the proposed Built Form Framework Plan detailed under Section 9.4 of the Urban Design Study 

proposes that development on the eastern side of Park Road be permitted to reach maximum heights of 8 storeys. 

The western side of Park Road and Portview Road are envisaged as a low-density residential area with heights 

limited to a maximum of 9.5 metres (2-3 storeys), as per the existing Local Environmental Plan. Accordingly, the 

planning proposal will permit a built form outcome that fails to provide a logical transition in height, which will 

ultimately produce land use conflict between high and low density.   
• In the context of the draft 2036 Plan, this transition appears to be one of the most extreme proposed for new high-

density redevelopment adjacent to existing low density residential.  If the densities proposed by the Strategy are 

adopted, future high-density development will result in additional amenity impacts for residents within the 

affected area. This is contrary to the strategy which under Section 8.3 outlines that a key consideration is to 

protect the character and amenity of existing low scale development. The failure to provide a logical transition in 

height will result in overshadowing of the low-density portion of the precinct, particularly the dwellings located 

along the western side of Park Road. It is therefore considered that the strategy has not accounted for the amenity 

of the affected residents and does not promote equity.  
• To date there has been a lack of transparency in the process undertaken by Lane Cove Council, including 

significantly extending the area proposed for high-density residential rezoning without public consultation and 

contrary to the recommendations of its own planning consultant. The Group’s submission on the planning 

proposal (December 2017, copy attached) details relevant failures in planning process and consultation. These 

failures have been detrimental to community confidence in, and support for, the planning proposal.   
• The St Leonards South planning proposal combined with the precinct planning process associated with the draft 

2036 Plan reflects a lack of coordination and is indicative of an ad-hoc planning process, entirely ignoring the 

western part of the residential precinct in addition to the several key non-residential sites on the Pacific Highway 

and Greenwich Road. This will ultimately facilitate a poor built form outcome in the St Leonards precinct.   
• Infrastructure within Lane Cove has typically been funded via ad-hoc voluntary planning agreements that are 

proposed for the purpose of increasing density as opposed to providing much needed community infrastructure 

that is delivered through a coordinated process at a precinct wide level. Accordingly, there is a clear absence of a 

coordinated plan for the provision of community infrastructure in the affected area.   

4.3 Concerns regarding Independent Review   

The draft 2036 Plan recommends that the St Leonards South planning proposal be referred to an independent panel for 

review for the purpose of ensuring consistency with conditions of the Gateway Determination and the subject plan. It is 

understood that the proposal was referred to the Independent Planning Commission on  30 January 2019. The Landowner 

Group is concerned that referring the planning proposal to independent review will mean that a significant portion of the St 

Leonards South precinct continues to be planned in isolation of the broader precinct, and that the concerns raised in this 

submission and previously by the Landowner Group will not be adequately considered.    

The terms of reference for the review (as updated by the Minister on 22 January 2019) include determining the consistency 

of the St Leonards South planning proposal with the overall vision and design principles of the draft 2036 Plan. However, 

aside from Council’s planning proposal, the draft 2036 Plan does not articulate any vision at all for the St Leonards South 

precinct. Further, the draft plan’s consideration of the overall design principles specifically excludes the entire St Leonards 

South precinct (including Council’s planning proposal). This creates a circular enquiry, with the risk that the terms of 

reference will allow consideration of the planning proposal in isolation of the broader precinct. This would be a 

disappointing outcome, given that the entire precinct falls within the study area and that the Department has presumably 

declined to consider planning for the precinct pending resolution of the Council’s planning proposal.   

The terms of reference also cite consideration of the several design principles specific to the planning proposal. The  

Landowner Group is concerned that these will not facilitate meaningful review of the St Leonards South planning proposal. 

For example, one of the St Leonards South Design Principles addresses overshadowing. This principle is contrived to apply 

only to residential areas outside of the Plan boundary, and so does not apply to overshadowing of residences that are within 

the Plan boundary, including the established low-density residences immediately to the west of the proposed highdensity 

redevelopment. Similarly, the principle addresses heritage conservation areas, but does not apply to overshadowing of the 

group of three heritage items located on the western side of Park Road.   

The Landowner Group requests that the independent review be conducted as a public hearing, at which members of the 

community may make submissions. Given the past failures in planning process and consultation in connection with the St 

Leonards South Planning Proposal, the Landowner Group considers an open public meeting to be important, not least in 

restoring public confidence in the transparency of process.   
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It is also important that the independent review considers the submissions received during public exhibition of the 

planning proposal (ending early January 2018). As noted above, this exhibition has been the first and only opportunity for 

submissions on the St Leonards South planning proposal, given that Council extended the area proposed for high density 

rezoning from Berry Road to Park Road by Council without public consultation.  These submissions are yet to be 

formally considered by Council or the Department, and so have had no bearing on any aspect of the planning proposal.  It 

is therefore imperative that the independent review be conducted as an open public hearing and that any terms of 

reference include the following:   

• Consideration of the merits of the proposal in the context of the broader St Leonards South precinct, including the 

impacts of the planning proposal on adjoining residential areas including Park Road West and Portview Road;   
• Consideration of the planning proposal proceeding only on the basis of applying to the original area (i.e. Canberra 

Avenue to Berry Road) with the Berry Road to Park Road addition being deferred until the St Leonards Crows  

Nest 2036 Plan is completed and the future built form and density of the remainder of the St Leonards South 

Precinct is resolved. This would enable an appropriate transition zone between Berry Road and Park Road to be 

planned and designed, if required;   
• Consideration of the formal submissions made on the St Leonards South planning proposal during its public 

exhibition period from 30 October 2017 to 5 January 2018;  

• Consultation with relevant stakeholders including landowners and residents within the St Leonards South 

Precinct.   

4.4 Improved Pedestrian and Cycle Connectivity   

The draft 2036 Plan highlights that the metro station at Crows Nest will give rise to the development of a ‘pedestrian and 

cycle-friendly catchment’ within the surrounds of this major piece of infrastructure. It is noted that the Draft Plan envisages 

that the eastern portion of the St Leonards South precinct will accommodate improved cycle infrastructure along River Road 

connecting to the regional network, and additional pedestrian connections that will facilitate access to the Health and 

Education Precinct to the north and the metro station.   

The Landowner Group welcomes the connectivity improvements in this location and is of the view that the proposed 

upgrades improve the precinct’s suitability for accommodating increased density. Specifically, the proposed upgrades will 

significantly improve walking times to St Leonards Station, Wollstonecraft Station and the Crows Nest Sydney Metro 

Station. Further, the proposed pedestrian connections that will improve connectivity to the health and education precinct 

will make employment opportunities more accessible to residents in the precinct. These upgrades are supported by the 

Landowner Group and provide a further impetus for high density development across the whole of the St Leonards South 

Precinct.   

The Landowner Group maintain that there are opportunities to create cycleways to link the area to North Sydney as part of a 

broader Lower North Shore cycle network. In light of this, there are areas within the T1 rail corridor that could be 

considered as potential routes.   

4.5 Infrastructure Provision and Funding   

The Landowner Group have considered the draft Special Infrastructure Contribution (SIC) Scheme that has been developed 

alongside the draft 2036 Plan to assist with the funding and delivery of infrastructure across the broader St Leonards and  

Crows Nest Precinct. The infrastructure list appended to the draft 2036 Plan indicates the western portion of the St Leonards 

South Precinct is not proposed to benefit from infrastructure to be delivered in connection with the draft SIC. This means 

that the community that is bearing the most direct impacts of the proposed St Leonards South planning proposal is not 

receiving any community infrastructure to offset this.   

The Landowner Group also notes that the draft SIC provides little support for the St Leonards South planning proposal. 

Significant infrastructure proposed in the St Leonards South planning proposal receives no contribution, presumably leaving 

it to be funded entirely by developer contributions to Council. The Landowner Group have concerns regarding the timely 

delivery of key infrastructure funded only from developer contributions. For example, the planning proposal contemplates 

that land for the new park proposed for Berry Road/Park Road will be compulsorily acquired from existing residents. The 

proposed funding model significantly undervalues those properties relative to recent sales of immediate neighbours and is 

feasible only after development of a majority of the total apartments proposed for the area. There appears to be a real risk 

that this new open space will be unfunded, diminished or significantly delayed.  

In response, the Landowner Group is of the opinion that a consistent approach is required for the provision of, and funding 

for, future infrastructure across the entirety of the precinct. The Plan in its current state provides an inequitable response to 
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the delivery of infrastructure across the St Leonards and Crows Nest Precinct. It will also result in ad-hoc decision making 

pertaining to the delivery of infrastructure for the portion of the precinct currently precluded from the proposed 

infrastructure upgrades.   

As per the previous submission, the Landowner Group maintains that clear and consistent mechanisms for infrastructure 

funding through “value sharing” should be considered by the Department of Planning and Environment for the purpose of 

providing certainty.   

4.6 Meaningful Engagement   

As noted above, the Landowner Group has provided ongoing feedback throughout the strategic planning investigation for 

the St Leonards and Crows Nest Station Precinct, has met on site with representatives of the Department during the 

preparation of the draft 2036 Plan and has been represented at a Department-led information session for community groups. 

Given this, it is disappointing that the issues raised in previous submissions do not appear to have been considered or 

addressed in the draft 2036 Plan.   

The Landowner Group comprises a significant number of residents within the St Leonards South Precinct who remain very 

concerned with a range of issues that will arise if the draft 2036 Plan is to progress in its current state. Of particular concern 

to the Landowner Group is the absence of Department led planning for the St Leonards South precinct as a whole and, 

associated with this, the implicit endorsement of the St Leonards South Planning proposal. The Landowner Group 

comprises the residents and property owners most directly and severely impacted by the St Leonards South planning 

proposal. These impacts include potential loss of residential amenity, property devaluation, future health and access 

impediments during demolition and construction, not to mention the stresses involved the iterations of submissions and 

consultation in a planning context that has (at times) been less than transparent.  

It is therefore considered that the vast majority of those within the most severely impacted community have had little 

influence on the strategic planning process for the area. As raised in the previous submission, there has also been a history 

of land use decisions being undertaken in St Leonards South by Lane Cove Council without adequate consultation with 

residents. This has led to ad-hoc decision making and compounded the uncertainty for the local community as to the future 

redevelopment of the area.   

Moving forward, community consultation should be undertaken for the purpose of ensuring the strategic planning process 

results in equitable outcomes for those most directly impacted by the decision making. Given this, it is requested that the 

outcomes of the Stage 2 strategic planning investigation be formulated with consideration given to the submissions received 

to date. The Landowner Group are happy to meet further with the department prior to the finalisation of the Plan.   

5.0 Conclusion   

The Landowner Group appreciates the opportunity to provide feedback on the draft 2036 Plan and supporting 

documentation. In summary, the Group remains concerned with a range of key issues arising from the St Leonards South 

planning proposal and its incorporation in the draft 2036 Plan.  The Group recommends that the Department undertake a 

more thorough examination of future density and development across the whole St Leonards South precinct.   

The entire St Leonards South precinct provides an opportunity to maximise the utility of its proximity to un-replicable and 

world class transport hub (including the new Metro), public education (recently upgraded) employment centres and health 

facilities (recently upgraded RNS Hospital) at a time when Sydney is looking to mitigate the costs of urban sprawl.  

The Landowner Group maintains that a coherent plan for the whole precinct will allow high-density redevelopment to occur 

with due regard to the need to incorporate necessary infrastructure, community facilities, appropriate transitions to nearby 

low-density suburbs, and with the objective of developing a community rather than an ad-hoc series of one-off 

developments. This approach will also allow for an equitable exit plan for all precinct residents and allow residents to move 

to some comparable area should the rezoning proceed. The Landowner Group urges the Department not to abrogate its 

planning responsibilities with respect to the St Leonards South planning proposal, and to reject the proposal in favour of a 

holistic plan for the St Leonards south precinct.  Any independent review of the St Leonards South planning proposal 

should be conducted as an open public hearing, with terms of reference adequate to support a thorough review of the 

proposal on its merits in the context of the entire St Leonards South precinct and the draft 2036 Plan, as outlined above.   

In the absence of any significant changes to land use planning, as articulated in the draft 2036 Plan, the Landowner Group 

requests that the St Leonards South planning proposal be limited in area to the original proposal, the land between Canberra 

Avenue and Berry Road. The area between Berry Road and Park Road (added to the planning proposal without 

consultation) should be deferred or removed from the planning proposal and the area reconsidered to ensure that planning 

controls that provide for a transition from high density to low density development are applied.   
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We look forward to working collaboratively with the Department on future stages of the Precinct Planning Process. Should 

you wish to discuss the proposed submission in further detail, please do not hesitate to contact the undersigned.  Yours 

sincerely,  

  

Gordon Kirkby   
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