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Revised Draft North District Plan - Submission 

Who are we? 

We are the Park Road West and Portview Road Action Group (the Group). We represent the overwhelming 

majority of residents of Park Road West and Portview Roads, St Leonards. 

The St Leonards South (SLS) precinct is bounded by the Pacific Highway, River Road, Greenwich Road and 

the rail. The entire precinct is located within 400-800m of St Leonards Station and the new Crows Nest Metro. 

It is immediately across the Pacific Highway from the Royal North Shore hospital precinct and the Gore Hill 

oval site, and 400-800m of the Artarmon employment precinct. 

The highly strategic location of the SLS precinct has, over the past few years, cursed (or blessed) its residents 

with a tumultuous, highly political, and often very stressful process of Council-led “masterplanning” fuelled by 

developer-led speculation.  

The Group formed in 2015 response to the pressures and uncertainty arising from this situation, particularly the 

decision of the Lane Cove Council (LCC) to significantly extend an area proposed for high-density rezoning 

with only three days’ notice (appearing in LCC’s notice of meeting, July 2015). This decision, acknowledged by 

LCC councillors and staff to be a political one, has since formed the basis for the St Leonards South Planning 

Proposal (SLS Proposal), currently on (Gateway) exhibition until 5 January 2018. As discussed below, the 

SLS Proposal creates a significant transition interface issue within an area that will logically be entirely rezoned 

in the near-to-medium future. The benefits of rezoning the whole area now are also highlighted below. 

What do we support for the SLS precinct? 

Our earlier submission to the Department of Planning and Environment (DP&E) (? 2017) (Attachment 1) 

conveyed our broad support for the St Leonards and Crows Nest Station Precinct Interim Statement (and 

supporting documentation), and the precinct-wide planning process initiated by the State Government to 

ensure a comprehensive and coherent approach to future land use and development for the St 

Leonards/Crows Nest Precinct. 

We incorporate our earlier submission (Attachment 1) here by reference, noting that there exists a real 

potential in the St Leonards South Precinct for high-density development on a brownfields basis, given 

extremely broad resident support (detailed in our earlier submission, Attachment 1) and absence of significant 

strata dwellings. This represents a one-off opportunity for planning on a precinct-wide scale to optimise 

outcomes, particularly in terms of liveability, connectivity, access to sunlight and public space.  Our present 

submission to the GSC reiterates our support for holistic, precinct-wide plan for SLS.  
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Recent developments 

Since our earlier submission (Attachment 1), the GSG has published the Revised Draft North District Plan 

(October 2017) (the North District Plan), and the DP&E has permitted the SLS Proposal to proceed to 

Gateway exhibition, as discussed below. 

Revised Draft North District Plan 

The North District Plan clearly confirms the strategic importance of St Leonards, identifying it as a Priority 

Precinct located on the Economic Corridor, and as a Health and Education Precinct. The Plan also ranks 

St Leonards number 6 in the Top 10 Office Precincts in Greater Sydney in 2017 (Table 3), and identifies it at 

the centre of the highest concentration of jobs in the North District, stretching from North Sydney to Artarmon 

Employment Precinct (Fig. 18).  

Given its strategic importance, St Leonards is identified as a Collaboration Area, the prioritisation and delivery 

of which is specifically charged to the GSC: 

• GSC (or delegate) has statutory responsibility to make LEPs, and we understand that responsibility for 

amending the Lane Cove LEP is delegated to the DP&E; 

• LEPs and planning proposals are required to give effect to the District Plans (when finalised), and a 

mandatory review and report process applies for existing LEPs. In the interim, new LEPs and planning 

proposals must be assessed for consistency with the revised draft District Plans (GSC Information Note 6: 

Planning Proposals and Local Environmental Plans, revised October 2017).  

Given this framework, we address to the GSC our concerns that the SLS Proposal, if approved in its current 

form, may cut across the outcomes envisaged in the North District Plan, particularly those emerging from the 

more detailed analysis currently being undertaken by the DP&E to update and finalise the St Leonards St 

Leonards and Crows Nest Station Precinct Interim Statement (and supporting documentation) (May 2017) 

(Precinct Interim Statement). As discussed further below, the timing of exhibition of the SLS proposal (ending 

5 January) makes it impossible to assess its consistency with the (updated) Precinct Statement to be released 

in early 2018. 

In our view, piecemeal development of the SLS precinct cannot deliver the optimal, “well-planned” outcomes 

contemplated by the North District Plan for Priority Precincts in terms of liveability, open space, social 

infrastructure, sustainability (p.35). This applies particularly given the constraints of the SLS precinct, including 

south-facing slopes, lack of east-west connectivity throughout the precinct, and relatively high land values. 

Piecemeal development of the area also impacts on coherent planning for schools, roads, and other 

infrastructure. 

The need for a coherent plan for the whole SLS precinct is highlighted by the emergence of a significant (33m 

high), developer-led planning proposal for redevelopment of an ex-medical/commercial site at 2 Greenwich Rd 

on the western edge of the SLS precinct. The proponents seek to assess their proposal against the Precinct 
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Interim Statement. On 25 October, the JRPP (Panel ref 2017SNH065 RR) approved the proposal for Gateway, 

subject to finalisation and no exhibition pending release of Priority Precinct outcomes in early 2018).  

We note that the remainder of Greenwich Road on the western edge of the SLS precinct has been zoned R4 

for over 20 years, and is ripe for redevelopment on a similar basis (as discussed in some detail by the 

proponent in the planning proposal for 2 Greenwich Rd). This potentially leaves our pocket of two and a half 

streets facing imminent high-density development from both east and west, with attendant construction activity, 

health concerns, loss of solar access, uncertainty, and inability to exit on equitable terms. These invidious 

transition issues arise directly from the failure of adequate precinct-wide planning. 

Exhibition of the St Leonards South Planning Proposal 

At the time of our earlier submission (Attachment 1), the SLS Planning Proposal was “on hold”. It has now 

proceeded exhibition. The exhibition period ends on 5 January 2018, only weeks before the expected release 

by the DP&E of a more detailed vision for SLS, updating the Precinct Interim Statement. 

We note (with some irony) that the 2 Greenwich Rd proposal (discussed above), affecting only a single site, is 

withheld from exhibition pending release of the Priority Precinct outcomes. In contrast, the SLS Proposal, 

affecting two thirds of the SLS precinct, not only progresses to exhibition, but will have completed its exhibition 

before the Priority Precinct outcomes are available in early 2018. Consideration of the public comment received 

during this exhibition period will no doubt need to accommodate for the fact that it was formulated without the 

benefit of the updated Priority Precinct Statement. 

The exhibition period for the SLS Proposal (# November to 5 January) seems relatively short for a proposal of 

this magnitude and complexity, particularly given that it (in)conveniently covers the most significant holiday 

period in the year. Nonetheless, we are grateful for the opportunity to comment for the first time on LCC’s 

proposal for high-density redevelopment from Canberra Avenue to Park Road East. No version of this proposal 

was presented during LCC’s extensive “master-planning” community consultation in 2014-15, but rather it 

emerged as the “surprise” outcome of the July 2015 Council decision, as noted above.  

The Precinct Interim Statement flags the entire precinct of SLS (west to Greenwich Road) for high-density 

residential and additional employment, with opportunities for connectivity (movement) and open space on a 

precinct-wide basis (Part 3 pp. 49, 50, 57,60). In contrast, the SLS Proposal addresses only part of the 

precinct, and introduces an awkward (interim) transition zone in the centre of the precinct. Based on the 

information in the Precinct Interim Statement, questions must arise as to whether and/or to what extent the SLS 

Proposal can be considered consistent with the broader vision.  

We understand that the decision to approve (with or without amendment), defer or reject the SLS Proposal lies 

with the DP&E. Our submissions to the GSC in this regard reference its overarching responsibilities in terms of 

delivery of Priority Precincts (Collaboration Areas), and LEP formulation and amendment.  
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What are our concerns? 

The SLS Proposal provides for high-density residential development of the eastern two-thirds of the SLS 

precinct, leaving a small pocket (two and a half streets) of single-storey dwellings in the centre of the precinct, 

wedged between the proposed new high-density development to the east, the Pacific Highway commercial 

buildings (also ripe for redevelopment) to the north, and the existing R4 and commercial zoning on Greenwich 

Rd to the west (already subject to a significant planning proposal, as discussed above).  

The Group is strongly opposed to the SLS Proposal. As noted above, we are in the process of finalising our 

submission in this regard. In brief: 

• it is a piecemeal planning approach that seems destined to compromise outcomes for the SLS precinct; 

and 

• it establishes a clear dichotomy between the “winners”: those who have sold to developers and exited, 

and the “losers”: those left behind to face years of uncertainty in a construction zone. This is contrary to 

the planning principle that no single group should carry all the downside and all the disadvantages.   

Our detailed submission on the SLS Proposal (under preparation) addresses our particular concerns with the 

interim staging of high-density development at Park Road East, given the transition issues it raises. The 

original LCC proposal for staging the high-density redevelopment of SLS located the transition at Berry Road, 

and this was recommended to Council (July 2015) by LCC staff and independent consultants for a variety of 

reasons.  

Noting our strong preference for a holistic plan for the whole of the SLS precinct, if redevelopment must 

be staged, we believe it should be staged at Berry Road, allowing development of eastern sites (the vast 

majority of which are already owned by developers) to proceed. Our reasons include: 

• Impacts on sunlight, height: Park Road slopes steeply southward, necessitating more restrictive 

developmental controls to ensure adequate sunlight access for single-storey dwellings in Park Road West, 

and to ameliorate the size disparity between these houses and the 8+ storey apartments across the road. 

This issue does not arise to the same extent for a Berry Road interface, essentially due to its more level 

topography.  

• “interim” zone of set-backs and step-ups: the presence of three local heritage items (residences) in 

Park Road West, combined with the sloping topography, necessitates exaggerated set-backs (with 

wedding-cake-style building step-ups) and an (unsuccessful) attempt to locate a new park (see below) 

opposite to adequately protect curtilage. This issue does not arise for a Berry Road interface. 

• Economic considerations: funding of the proposed new park (and a new east-west road link) will rely on 

s.94 contributions (by developers) well in excess of the $20,000 per dwelling currently permitted. The 

implications of this for the funding other essential infrastructure are unclear. Funding of new park and road 

does not arise for a Berry Road interface.  
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Our submission 

Over the last few years it has become increasingly evident that the entire SLS precinct will be redeveloped to 

higher density, and we do not oppose this. However, we strongly advocate an approach designed to deliver the 

full potential of the precinct as an area of high-density residential to support the employment and liveability 

aspirations for the St Leonards Priority Precinct, whilst managing the inevitable transition issues for the existing 

residents of SLS. To these ends, the Group supports the following: 

• Precinct-wide, holistic development: a coherently planned, high-density development of the SLS 

precinct as a whole (including the whole area to Greenwich Road). This will optimise the outcomes from a 

planning and development perspective, and facilitate the equity and transition outcomes for the residents 

of SLS, for the reasons detailed in Attachment 1 and above.  

• Deferral of determination of SLS Proposal, consistency: final assessment and determination of the 

SLS Proposal should be deferred until after release of the updated Precinct Statement by the DP&E in 

early 2018, to allow full and proper assessment of its consistency with the broader State vision for the 

area. 

• [alternative – if necessary] stage redevelopment at Berry Road (not Park Road): if redevelopment of 

SLS must be staged:  

1) this should occur at Berry Road (and not Park Road) to better ameliorate the transition between high-

density redevelopment and the existing dwellings across road; and 

2) planning for the remainder of the SLS precinct should to prioritised to generate a plan for the high-

density redevelopment of the precinct that: 

i. mitigates inappropriate transitions; 

ii. is deliverable (in commercial terms); and  

iii. mitigates uncoordinated ‘spot’ planning outcomes, with attendant consequences on 

connectivity and movement, solar access, open space organisation, and liveability generally. 

However, to re-emphasise our primary position, we believe that a precinct-wide planning approach, as outlined 

above, will optimise outcomes for planning and delivery of a liveable high-density precinct (noting particularly 

connectivity, open space, solar access and infrastructure), whilst mitigating the transitional issues for existing 

SLS residents. 

Thank you for your consideration. 

Park Road West and Portview Road Action Group
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