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PLANNING PROPOSAL AUTHORITY 
RECORD OF DECISION PUBLIC MEETING, POST 
EXHIBITION AND FINALISATION 
STRATEGIC PLANNING PANEL OF THE 
SYDNEY CENTRAL CITY PLANNING PANEL 

DATE OF DETERMINATION Tuesday, 9 December 2025 

DATE OF PANEL DECISION Wednesday, 19 November 2025 

PANEL MEMBERS Carl Scully (Chair), Glennis James, Stephen O’Connor, Matthew 
Robertson, Mary-Lou Jarvis 

APOLOGIES None 

DECLARATIONS OF INTEREST 

Public meeting held by Public Teleconference on Wednesday 19 November 2025, opened at 1:00pm and 
closed at 3.00pm. Papers circulated electronically on 4 December 2025. 

PLANNING PROPOSAL 
PP-2023-1648 – Woollahra LGA – 8-10 New McLean Street, Edgecliff (as described in Schedule 1). 

PANEL CONSIDERATION AND DECISION 
The Panel considered: the material listed at item 4, and the material presented at the briefing listed at 
item 5 in Schedule 1. 

As the Planning Proposal Authority, the Panel determined to recommend to the Minister that the proposed 
instrument, as described in Schedule 1, should be made subject to the following amendments: 

• That the planning proposal is updated prior to submission for finalisation to include a maximum height of
building map which is consistent with Figure 2 within the indicative Site Specific Development Control
Plan (DC) (Attachment A17 – Appendix Q – Site Specific DCP of the Post Exhibition Report), and the
heights described in SJB’s Urban Design Review - Final Recommended Envelope (Attachment A19 - SJB
Independent Urban Design Review - Final Recommended Envelope of the Post Exhibition Report).

The Panel further recommended that future parking provision included with a Site Specific DCP should be a 
maximum rate rather than a minimum rate.  

The Panel’s decision was 3:2 in favour, with Cr Matthew Robertson and Cr Mary-Lou Jarvis in favour of 
deferral of this planning proposal until such time as the State-led Rezoning of Edgecliff and Woollahra station 
areas is complete such that a strategic and wholistic approach to uplift in the area can be applied to the site 
at 8-10 New McLean St, Edgecliff. 

REASONS FOR THE DECISION 
The Panel considered the Department of Planning, Housing and Infrastructure’s Post-Exhibition Report, 12 
November 2025 and met with the Department, Landmark (Proponent), Woollahra Council and members of 
the community in a public meeting. The Panel heard extensive debate on the various aspects of the Post-
Exhibition Report especially in relation to traffic and parking, height and built form, environmental and 
biodiversity impacts and overshadowing. 

The majority of the Panel concurred with the Department’s Post Exhibition Report that the planning proposal 
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demonstrated strategic and site-specific merit, the conditions of the Gateway had been met, agency and 
community consultation had occurred in accordance with the Gateway Determination requirements and 
submissions raised had been adequately addressed by the Department and Landmark. Consequently, the 
proposal warranted support. 
 
Reasons for Dissent  
 
Cr Matthew Robertson and Cr Mary-Lou Jarvis are, for the following reasons, strongly opposed to the Panel’s 
recommendation to the Planning Department to approve the LEP:  
• State-Led Rezoning of Edgecliff: 

o the rezoning proposal should be deferred until the completion of the State-Led Rezoning (SLR) to 
ascertain the most appropriate form of uplift suitable for the subject site;  

o This approach is consistent with the approach taken by the Housing Delivery Authority (HDA) in 
relation to EOIs for SSDs at 20 Kiaora Rd, Double Bay and 73-85A New South Head Road, Edgecliff.  

o The Planning Department and Proponent advised of the HDA’s decision to continue with the rezoning 
process on foot via this planning proposal; if so this creates a procedural irregularity and a significant 
risk that the site is granted an inappropriate uplift in comparison with other sites in the SLR area.  

• State-Significant Development:  
o given the site’s SSD status, key planning and design controls cannot be secured through a DCP, 

including but not limited to tower/podium form, parking rates, solar access, biodiversity protection, 
etc;  

o This limitation creates further risks that the site will be developed differently to the design presented 
in the planning proposal and/or overdeveloped.  

• Woollahra Council’s submission states that the proposal is not supported in its current form and that it 
was not exhibited in full compliance with the requirements of the Woollahra Community Participation 
Plan.  

• Overwhelming number of public submissions signify a high degree of community-wide concern about the 
proposed development. 

 
In dissenting from the majority, Cr Mary-Lou Jarvis and Cr Matthew Robertson are strongly opposed to the 
LEP changes that will facilitate the Planning Proposal, as this change is not in the public interest, for the 
following substantive reasons:   
• Public Submissions  

o The overwhelming number of public submissions opposed to the rezoning that indicates a high degree 
of community concern about the proposed uplift, resulting densification, and associated impacts on 
traffic, biodiversity, infrastructure, neighbourhood amenity and character and local liveability.  

• Edgecliff Commercial Centre strategy  
o That the subject site was rightly excluded from the Edgecliff Commercial Centre (ECC) strategy for the 

following strategic planning reasons:  
a. It is located in the Paddington Heritage Conservation Area  
b. It is a transition site between the Edgecliff centre and the HCA  
c. It accommodates an active biodiversity corridor  
d. Existing traffic congestion and parking issues in New McLean Street.  

o This Planning Proposal undermines the strategic intent of the ECC strategy and its accompanying 
Design Strategy, which was widely researched, developed and publicly exhibited.  

• Lack of Strategic or Site-Specific Justification 
o Overall, the proposal fails to demonstrate strategic alignment or site-specific merit warranting a 

change of this scale, and would result in unacceptable impacts on traffic, character, amenity, 
biodiversity, infrastructure and local liveability. 

• Impacts of Overdevelopment and Over densification of the site  
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o The proposed level of uplift under the recommended LEP provisions is grossly inappropriate and will 
set a precedent for the first R4 zone level of density in the Woollahra LGA, resulting in a significant 
number of impacts including but not limited to:  

o Excessive Height, Bulk and Scale 
 The proposal facilitates an 18-storey tower that is grossly inconsistent with the R3 Medium 

Density Residential zone, incompatible with the surrounding low–medium scale neighbourhood 
and heritage context, and contrary to the adopted Edgecliff` Commercial Centre (ECC) Strategy. 

o Failure to Provide an Appropriate Transition 
 The proposed building height (RL91) provides no reasonable transition to adjacent 2–4 storey 

residential properties, including terrace houses in the Paddington Heritage Conservation Area. The 
proposal sets an unacceptable precedent for ‘density creep’.  

o Inadequate provision of Affordable Housing  
 The proposed affordable housing contribution applies only to GFA uplift and is inconsistent with 

Planning Panel’s intent and precedent; a trail of decisions supports this position:  
• On 28 February 2024, the Panel considered a rezoning review and resolved that the planning 

proposal should be submitted for a Gateway determination. While deferring endorsement of 
the maximum HOB and FSR controls pending an independent urban design review, the Panel 
required the provision of affordable housing through the Woollahra LEP 2014 to dedicate at 
least 5% of the total GFA (not just uplift) as affordable housing in perpetuity.  

• On 1 November 2024, the Panel reconvened and endorsed the key planning controls, including 
the maximum FSR, HOB. The Panel unanimously recommended that ‘Council and the 
proponent work together to negotiate a Voluntary Planning Agreement (VPA) for the site 
which would ensure that a minimum 5% of future dwellings or 5% of GFA (whichever is the 
greater) are delivered as affordable housing and that affordable housing remains as such in 
perpetuity’.  

• On 17 January 2025, the Panel unanimously recommended that ‘a rate of 2.76% GFA in 
perpetuity, managed by a Community Housing Provider, form part of the Planning Proposal, 
and that this control be enshrined within the Local Environmental Plan.’  

 Noting that Woollahra Council’s target for 10% of dwellings to be designated affordable in 
perpetuity, this proposal will deliver an unacceptably low yield given the site’s location, uplift and 
existing supply of smaller, lower-cost dwellings, noting the loss of these 106 market-affordable 
dwellings is a source of deep regret across the community.  

• Unsatisfactory Apartment Mix and Loss of Diversity 
o While a “no net loss” clause preserves dwelling numbers, it does not ensure retention of smaller, 

more affordable studios and one-bedroom apartments. Without a mandated mix, the uplift will likely 
result in fewer, larger luxury units and reduce housing diversity. 

o It is noted that  no studios are proposed for delivery via this Planning Proposal amounting to a 
reduction of the current 50 studios on site.  

• Insufficient Dwelling Yield Relative to the Uplift 
o The proposed scale (FSR 3.7:1 and ~21,000sqm uplift) warrants a minimum yield of approximately 240 

dwellings. The current provisions do not ensure meaningful contribution to housing supply. 
• Unresolved Traffic and Parking Impacts 

o The proposal will significantly worsen congestion on New McLean Street and New South Head Road. 
The traffic assessment fails to address cumulative impacts from nearby major developments or reflect 
current transport studies.  

o All evidence presented to the panel by local residents who live in the vicinity of the site confirmed the 
existing traffic congestion in New McLean St and at the junction with New South Head Rd.  

o The proposed 281 parking spaces are excessive for a location adjacent to a train station; noting the 
inconsistency in the proponent’s reasoning that this adjacency is the basis for the site’s strategic uplift. 

o Furthermore, the proposed number of spaces is inconsistent with the new parking rate controls 
recently introduced via the Woollahra DCP.  

• Biodiversity concerns and unacceptable Impacts on Trumper Park 
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o The proposal would cause significant overshadowing and vegetation loss, adversely affecting 
biodiversity, ecological connectivity, and amenity within this high-value public open space and 
established wildlife corridor. No meaningful mitigation has been demonstrated by the proposal nor 
controls articulated in the recommended LEP changes.  

o It is noted that the Proponent’s biodiversity report was insufficient and based on limited inspection of 
Trumper Park.  

• Public Interest  
o As community representative members Cr Robertson and Cr Jarvis stress that the overwhelming 

response from the local community and resident groups has been outrage at the extent of uplift 
proposed, and incredulity around the proposal’s dismissal of the substantive concerns and issues 
outlined in this dissenting opinion.  

o The proposal is not in the public interest. 
 
CONSIDERATION OF COMMUNITY VIEWS 
In coming to its decision, the Panel considered written submissions during public exhibition and heard from 
all those wishing to address the Panel. The Panel notes that issues of concern included traffic and parking 
impacts, height, bulk and scale, impacts on Trumper Park, heritage, loss of low cost housing and 
overshadowing. The Panel considers that the concerns raised by the community have been adequately 
addressed in the Department’s Post-Exhibition Report and this Record of Decision.  
 

 
 

PANEL MEMBERS 
 

  
Carl Scully (Chair) 

 

  
Glennis James 

 

  
Stephen O’Connor 

 

  
Mary-Lou Jarvis 

 

  
Matthew Robertson 
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SCHEDULE 1 

1 PANEL REF – LGA – PLANNING 
PROPOSAL NO. – ADDRESS 

PP-2023-1648 – Woollahra LGA – 8-10 New McLean Street, Edgecliff 

2 LEP TO BE AMENDED Woollahra Local Environmental Plan (LEP) 2014 

3 PROPOSED INSTRUMENT The exhibited planning proposal seeks to amend Woollahra LEP 2014 to: 
• Increase the HOB to RL 91 (18 storeys) 
• Increase FSR to 3.7:1 
• Incorporate delivery of affordable housing in perpetuity 
• Include a provision for a ‘no net loss’ and apartment mix clause to 

ensure a range of apartment types and sizes is provided. 
4 MATERIAL CONSIDERED BY 

THE PANEL 
• Department of Planning, Housing and Infrastructure Post-Exhibition 

Report, 12 November 2025 
• Previous decisions made by the Strategic Planning Panel of the Sydney 

Eastern City Planning Panel and previous reports prepared by the 
Department. 

• Written submissions including emails during and after public 
exhibition: 123 

• Total number of unique submissions received by way of objection: 
102 

• Verbal submissions at the Panel’s public meeting 1:00pm – 3:00pm, 
20 November 2025: 
o Registered speakers: Christopher Lemercier, Mish Fletcher, 

Holly Cole-Havens, Merrill Witt (Councillor Woollahra Council), 
David Liebhold, Lisa Wrightson, Charlene Batson o/b Edgecliff 
Residents Organisation 

o On behalf of Woollahra Council: Charmaine Tai 
o On behalf of the proponent: Jeff Mead from Planning Ingenuity on 

behalf of the proponent Landmark 
 

5 SITE INSPECTIONS AND 
BRIEFINGS BY THE PANEL 

• Panel Briefing with Department of Planning, Housing & Infrastructure 
(DPHI): 11:00am – 12:00pm, 19 November 2025 
• Panel members: Carl Scully (Chair), Glennis James, Stephen 

O’Connor, Mary-Lou Jarvis, Matthew Robertson 
• DPHI staff: Louise McMahon, Jazmin Van Veen, Douglas 

Cunningham, Renee Ezzy, Emma Hitchens, Angela Bowden, Simon 
Coleman. 

• Key Issues Discussed:  
• Traffic modelling and parking numbers,  
• Key issues arising from public exhibition 
• Strategic planning in the area 
• Built Form  

 
• Panel Determination: 3.20pm – 4pm, 19 November 2025 

• Panel members: Carl Scully (Chair), Glennis James, Stephen 
O’Connor, Mary-Lou Jarvis, Matthew Robertson 

• DPHI staff: Louise McMahon, Jazmin Van Veen, Douglas 
Cunningham, Renee Ezzy, Emma Hitchens, Angela Bowden, Simon 



Strategic Planning Panels  
4PSQ 12 Darcy Street, Parramatta NSW 2150 | Locked Bag 5022, Parramatta NSW 2124 | planningproposalauthority@dphi.nsw.gov.au 

6 of 6 

Coleman. 
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