
Monday 27 May 2019 

 

Ms Ilona Millar 

Chair 

Independent Planning Commission 

Level 3 

201 Elizabeth Street 

Sydney NSW 2000 

 

Dear Ms Millar 

Planning Proposal for the St Leonards South Residential Precinct 

I oppose the Planning Proposal for the St Leonards South Residential Precinct.  It is massive 

overdevelopment and inconsistent with the Department of Planning and Environment’s draft 

St Leonards and Crows Nest 2036 plan (2036 Plan).   

The Independent Planning Commission has been requested, by the Minister for Planning, to 

have regard to specific principles outlined in the draft 2036 Plan when reviewing the 

Proposal. 

Accordingly I will comment on the specific issues referred by the Planning Minister to the 

Independent Planning Commission (points 1 to 9).  My concerns will follow (points 10 to 14). 

1 accessibility to St Leonards and Crows Nest stations; 

Access to St Leonards Station from St Leonards South depends on getting to the ridge-spine 

of the topography, Pacific Highway.  The concentric circles drawn on the Department of 

Planning and Environment maps aim to show proximity to the Train Stations.  But they fail to 

warn of the significant aerobic exertion needed to climb the slope. 

The Planning Proposal for the St Leonards South Residential Precinct reduces accessibility 

to St Leonards Station because Berry Lane will not exist.  It provides few active transport 

connections. 

2 minimising overshadowing of public open space and streets with a significant 

public domain function within and outside the Plan boundary; 

The Planning Proposal for the St Leonards South Residential Precinct permits exemption 

from the minimum requirements for sunlight access in the name of providing low cost 

accommodation. 

 

If planning proposals were permitted to allow additional overshadowing of St Leonards 

South, amenity would be greatly compromised.  Therefore the conditions that now provide 

light-drenched solar access, green, small domestic gardens, tree lined wide verge roads on 

the steep south sloping topography, should prevail. 

 

The proposed tall buildings generate wind tunnels and poor street environments, which in 

turn make activities such as jogging or cycling much less enjoyable, creating fewer 

amenities, life and activity. 



These proposed tall buildings do not factor in the steep south slope of the land and the 

shadows they throw. 

3 Minimising overshadowing of Heritage Conservation Areas and residential 

areas outside of the Plan boundary; 

There is no evidence of the claim in the draft 2036 Plan that “a connection to the past will be 

maintained by protecting heritage conservation areas, celebrating the historic character of 

the area.”  The Planning Proposal for the St Leonards South Residential Precinct is to 

preserve solitary heritage houses.  These houses are degraded when they are no longer 

located with their contemporary neighbours but instead challenged by massive residential 

towers. 

The draft 2036 Plan also desires that  “The best bits of the surrounding leafy 

neighbourhoods that locals love will be brought into the heart of St Leonards for residents, 

workers and visitors to enjoy.” 

The irony is that the present St Leonards South precinct currently provides a leafy 

neighbourhood and celebrates the historic character of the area.  In sunny weather, workers 

enjoy their lunch on the Council’s verge outside my home.  The area has life, scale, 

personality and is an area in which we love to live.  The present housing stock is desirable, 

modest, pleasant, light-drenched and deals well with the challenges of the topography. 

4 Ensuring new open spaces improve connections to existing surrounding open 

spaces; 

There needs to be more open, green spaces – large parks and natural landscapes, quality 

public streets and a variety of usable, sunlit spaces.  Despite plans to increase the capacity 

of Greenwich Public School and construct a new school, the precinct will require much more 

quality education infrastructure that should include additional new open green space.  

Gore Hill Oval (in Willoughby LCA), Newlands Park and Smoothey Park should not be 

counted over and over, by each new development, as if they are somehow new green 

space.  Neither the oval nor the parks have increased in size.  (In fact Gore Hill Oval has 

recently undergone a commercial upgrade that after Stage 2, will reduce its accessibility to 

the general public.)  Both Gore Hill Oval and Smoothey Park are outside the proposed 

precinct and arrived at by crossing the Pacific Highway or River Road.  The roads are busy 

and the 2036 Plan makes no provision for a pedestrian crossing to access Smoothey Park. 

The proposed park, between Berry Road and Park Road, is not large, has a slope and would 

not be viable for ball sports or running.  The cost of the proposed park makes it dependent 

on developers’ donations which will bring requests that will negatively encroach on the bulk, 

height, overshadowing and traffic, in this already massive overdevelopment. 

5 The cumulative traffic impacts; 

The Planning Proposal for the St Leonards South Residential Precinct will result in a huge 

increase in cars.  The traffic studies, obtained by Council in 2015, show peak hour failure.  In 

2019 the traffic is worse.  The traffic congestion will be compounded by the emerging 

massive high rise developments along the Pacific Highway in Willoughby, St Leonards and 

North Sydney. 

.It is delusional to attempt to address car flow issues by merely providing one new small 

shared road from Berry Road to Park Road and replacing the roundabout at the intersection 

of Marshall Ave and Berry Road with a Give Way intersection. 



The new Metro train line, will be servicing huge communities to the north and west of St 

Leonards.  In peak hours the Metro will arrive at St Leonards at capacity and leave at 

capacity.  Pedestrian traffic at the Station will be high.  St Leonards Station will be a 

challenging place from which to catch a train.  Cars will come into the equation when public 

transport fails, for weekly shopping, for medical appointments, for sporting fixtures, for 

school drop-offs, for family commitments and when meetings arise. 

The proposed bus interchange is now in doubt.  It is hard to imagine how the many buses 

will do anything but slow traffic as they pickup and putdown at the kerb. 

 

In the words from the 2036 Plan, “It is strongly recommended that DPE in conjunction with 

TfNSW and RMS undertake more detailed transport network modelling to analyse the 

impacts of the proposed land uses and development uplift and to test proposed 

infrastructure changes. 

Increase in demands along the Pacific Highway between Herbert Street and Christie Street 

place this part of the network under significant pressure under all scenarios. The demand is 

expected to exceed the capacity in this section of road for all tested future scenarios.’ 

 

To approve a Plan that delivers extreme traffic congestion leave citizens appalled.  

6 Transitioning buildings appropriately to lower scale buildings. 

Protecting the light and amenity for Park Road west is not feasible when facing a wall of 

eight storey apartments.  The setback and small reduction in height will not compensate for 

the massive height intruding over an R2 zone.  This Proposal offers such a weak transition 

and gives Park Road west scant regard as it destroys their outlook and lifestyle. 

Protecting the amenity and access for River Road south also has been given scant regard.  

The topography will be disregarded to build a wall of units which will cause access 

headaches and shadows for the River Road west residents. 

The scale of this Proposal does not work.  It is too much.  (Any proposal will have an 

engineering solution.  But it will not be worth the effort unless the human dimension of good 

quality planning is embedded.) 

The proposed scale for the Planning Proposal for the St Leonards South Residential 

Precinct outstrips what is available in terms of supporting infrastructure (schools, parks, 

open space, transport).  A monoglot of high rise is not the way to go. 

The Planning Proposal for the St Leonards South Residential Precinct fails to deliver two of 

the 2036 Plan key Land Use objectives, namely commercial premises to support the 

development of an employment hub and the provision of a mix of housing.  There are 

already more than enough high-rise apartment developments in the area.  The St Leonards 

South area provides the opportunity to plan for medium density R3 development. 

Denser housing can be done creatively, not just row upon row of high rise.  There is a 

golden opportunity here to show how development could be done sustainably, be good to 

live in, promote community, provide open spaces, support cycling as a means of transport 

and provide jobs within the area. 

 

 



The Commission is also requested to consider  

7 the scale of residential development contained in the proposal  

The Planning Proposal for the St Leonards South Residential Precinct’s scale is a major 

concerns for many residents as the current plan for this area will only exacerbate the over 

development of St Leonards, that is now underway, and the impact this will have on the 

infrastructure for the area.  The initial Master Plan, which only went as far west as Berry 

Road (East), was presented to Lane Cove Council in 2015.  Issues concerning topography, 

overshadowing, inadequate infrastructure, and the lack of provision of adequate social 

infrastructure (accessible green space, schools, traffic flow) loomed large in the debate even 

at that time.   

The decision of 2015, which extended the rezoning area to Park Road east, appeared to be 

entirely political, without regard to planning criteria and at odds with the most of the 

community and the desire to do density well.  

The current version extends to Park Road (East) and is unacceptable.  It contemplates a 

dense, high-rise residential zone housing 4,800 residents.  It does nothing to resolve the 

issues raised before and during 2015 and, in fact, makes them worse. 

 

8 Whether the whole site needs to be rezoned to meet housing targets identified 

by the Greater Sydney Commission.  

Housing is important.  Lane Cove Council is on track, perhaps even ahead of its 2021 target.  

Given the residential density being built and approved currently, much less development is 

required of St Leonards South. 

9 Advice on whether some staging of the proposal is appropriate 

If the entire precinct were rezoned, dwelling numbers would increase significantly beyond 

those already proposed.   I found it compelling that the Lane Cove Staff advised the Lane 

Cove Councillors, in 2015, that the proposal should stop at Berry Road.  At Berry Road the 

proposal was at its limit.  More area would stress all utilities, storm water and drainage.  

Lane Cove Council’s traffic study and economic analysis did not support development to 

Greenwich Road. 

Other inconsistencies with the Department of Planning and Environment’s draft St 

Leonards and Crows Nest 2036 plan (2036 Plan).   

10 the Draft Character Statement  

The Draft Character Statement has merit.  But it appears that a significant portion of the 

2036 Plan was written before the Character Statement was finalised, and many of the 

aspects of the Character Statement are not reflected in the 2036 Plan. 

11 Duntroon Avenue apartments 

Duntroon Avenue apartments are sited often, in the 2036 Plan, as an excellent example of 

good urban design.  This is a well design, medium height residential block which the 

community fought hard to achieve.  Duntroon Avenue apartments look across and down to 

Newlands Park. . It is not overshadowed, overlooked or hemmed in by any neighbours.  

However there is absolutely nothing in in the Planning Proposal for the St Leonards South 

Residential Precinct that even slightly resembles these apartments.   



To use Duntroon Avenue apartments as a model for St Leonards South is impossible within 

the Proposal.  The Planning Proposal for the St Leonards South Residential Precinct has 

absolutely no location that could enable such a desirable outcome. (page 25, 26).  Even with 

the good design of this block, two oncoming cars have to negotiate to pass each other on 

the narrow parked-out carriageway. 

 

12 Underwhelmed by gated spines and barren roof gardens 

 

The Planning Proposal for the St Leonards South Residential Precinct, which extends to 

Park Road (East), alienates lanes and public pathways, and removes front and back 

gardens with large trees, and views of the sky and the district.  The Proposal makes much of 

the gated ‘green’ spines shared by eight cluster (pods) of apartment blocks.  These spines 

may look interesting on two dimensional drawings.  However, given the steep topography 

and the apartment block heights, the spines will be overshadowed, too steep to traverse, 

security gated and unable to sustain many plants.  Their potential is as barren, poorly 

maintained rubbish depots.  There is also the recommendation for roof gardens.  The 

apartment blocks will have utility units and lift mechanisms on the roof.  Overshadowing, 

wind turbulence (caused by many blocks in close proximity and altitude), limited 

maintenance, awkward access and vistas of the neighbouring apartment building will make 

roof gardens an unattractive feature for most apartments. 

13 This Planning Proposal for the St Leonards South Residential Precinct creates 

problems. 

Will many of the overshadowed apartments need to have artificial lighting operating 

throughout daylight hours because they receive very little sunlight?  The Proposal permits 

exemption from the minimum requirements for sunlight access in the name of providing low 

cost accommodation. 

At night will residents have to close their blinds because of external security lighting from the 

building opposite?   

Will garbage trucks at 4am take forever to empty everyone's bins from the apartment 

blocks?  

In this densely massed site, there will be at least twenty-eight building blocks, each with 

fire alarms, strata issues and management of common property, and as well the shared 

responsibility, cost and politics of managing the common spines in the eight clusters of 

apartment blocks.  A recipe for constant problems. 

The Plan has exemptions from building height restriction so as to provide a space for child-

care, the community and a park. 

No doubt the developers will launch future appeals that will result in greater negative 

compromises. 

Each of the apartment buildings should provide units of quality, sunlight, generous space 

and meet high safety standards.  In such a huge development these concerns will need to 

be constantly monitored and enforced. 

14 Pressure from Developers 

Developers must accept that they took a ‘risk’ in buying R2 zoned land at very high costs 
and factor in the necessity for wise and high quality precinct planning which takes time and 
cost money. 

The type and extent of any development should be informed by good planning not gross 
shadowed overdevelopment. 



In Conclusion 

It appears to local residents that Lane Cove Council has not been able to implement its own 

planning policies to control this Proposal, but has succumbed to the developer’s continuing 

and increasing demands.  We can have no confidence that this example will not be repeated 

if the Planning Proposal for the St Leonards South Residential Precinct proceeds. 

The prospect of high-rise development, with Loftus’ example of escalating approvals, is 

deeply troubling.  Any rezoning must be confined to an area which is transitioned, 

manageable and controllable so that, if there is to be increased density, it is done well. 

If the Independent Planning Commission decides to recommend that rezoning within the St 

Leonards South Precinct should occur, then the Commission should heed the expert 

planning advice from Lane Cove Council’s experienced planning staff, and limit the 

redevelopment to Berry Road (east).  The push to go west beyond that area is being driven 

by factors which will not result in density done well. 

Sincerely 

Diane Willis 

 




