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Dear Akshay

Re: State Significant Development SDD-95747716 8a,14 and 16 Buckingham Road Killara
Residential apartment dwelling for approximately 79 apartments including 17 affordable
housing apartments including 129 car spaces and 3 level basement for cars

Thank you for the opportunity to provide a submission on the State Significant Development
Application (SSD) proposal at 8a, 14 and 16 Buckingham Road Killara.

Friends of Ku-ring-gai Environment Inc (FOKE) since its establishment over 30 years ago, has been a
strong advocate for the protection of Ku-ring-gai’'s neighbourhood character, environment, heritage
and liveability. In Ku-ring-gai we work with our local government council to ensure good orderly
strategic planning that is in keeping with our area.

FOKE, like residents in this area, is not opposed to development or against appropriate infill proposals
but supports development that is respectful of sensitive design, scale, heritage, environment,
infrastructure constraints and liveability. As such, FOKE obijects to this SSD as the plans in their
current form fails to respect the KLEP 2015 and the strategic planning context of Killara.

The KLEP2015 map states the zoning for the 3 battleaxe properties at 8a, 14 and 16 Buckingham
Road Killara being:

Land Use Zone: R4 High Density Residential
Maximum FSR: 0.7:1

Maximum Height: 0

Minimum Lot size: 4300sgm

Terrestrial Biodiversity: Contains significant biodiversity
Acid sulphate Soils: Class 5

The Ku-ring-gai Council Local Environmental Plan 2015 excludes this site from the TOD controls and
is now within the R2 Low and Mid-rise (LMR) housing zone being approximately 700m walking
distance from the Killara Station.

The BSLD Killara Pty Ltd LMR proposal (more akin to a TOD proposal) is described:

« Site preparation works, including demolition of three (3) existing dwellings, tree removal and
earthworks;

»  Construction of one residential flat building (RFB) containing a total of 79 apartments
including: o 17 affordable apartments; and o 62 build to sell apartments

*  Construction of a three-level common basement providing: 130 car spaces; and 88 bicycle
parking spaces

* Landscaping works;

+  Civil infrastructure works; and

*  Augmentation of utilities and services as required.

Proposed Built LMR in fill development standards:
Land use Zone: R4 high density residential


https://www.planningportal.nsw.gov.au/major-projects/projects/residential-development-fill-affordable-housing-21-23-25-mcintosh-street-and-55-werona-avenue-gordon
https://www.planningportal.nsw.gov.au/major-projects/projects/residential-development-fill-affordable-housing-21-23-25-mcintosh-street-and-55-werona-avenue-gordon
https://www.planningportal.nsw.gov.au/major-projects/projects/residential-development-fill-affordable-housing-21-23-25-mcintosh-street-and-55-werona-avenue-gordon

Maximum FSR:1.90:1
Maximum Height: 23.32m2
Gross floor: 9,475.17m2
Lot size: 4989m2

Proposed Building Setbacks
North 6m

South 6m

East 6m

West 6m

Proposed Upper-Level Setbacks
North 12m

South 9m

East 9m

West 12m

The proposed development is for 79 residential units of which 62 are build to sell and 17 affordable
units for 15 years, across Building A (7-8 storeys) Building B (2 Storeys) and Building C (7 storeys)
supported by three levels of basement parking for 129 car spaces and 88 bicycle spaces. The unit mix
includes 7 x 1 bedroom, 23 x 2 bedroom, 46 x 3 bedroom and 3 x 4 bedroom units.

The proponent’s LMR SSD significantly overrides Ku-ring-gai Council’s strategic planning and local
planning controls.

We understand that KLEP 2015 must be given weight under Section 4.15 (1)(a) (ii) of the EP&A Act
1997 as the “instrument” or under Section 4.15 (1)(e) being within “the public interest” of the EP&A
Act.

When the proposed development is assessed against the set of Council’s preferred set of Planning
controls or the controls of the NSW Government’s Low and Mid-Rise Housing (LMRH), the proposed
development represents a gross overdevelopment in terms of bulk and scale compared to the
adjoining existing developments and likely future development under Council’s preferred set of
Planning Controls.

The current land use zoning for the surrounding properties at 10, 12 and 18 Buckingham Road is R2
(Low Density Residential), FSR of 0.3:1 and a maximum height limit of 9.5m. The site is situated
within a predominantly low-density residential area, characterised by detached dwellings and a leafy
streetscape. The site transitions to R2 low density residential to the west and north of the site.

Statutory Context

o The layout, height, bulk, scale, separation, setbacks, interface and articulation fail to address
and respond to the context, site characteristics, streetscape and existing heritage character
and future character of Killara.

e In the NSW Government allowing ill-prepared SSDs to ‘pop up’ anywhere is grievous,
mischievous and disingenuous. If this SSD is approved, it effectively "pulls the rug" from Ku-
ring-gai Council’s mediation efforts and plans for a TOD alternative.

o There are currently 31 SSDs and proposed and 5 Housing Development Authority SSD
recommended proposals in Ku-ring-gai as of 18 June 2026, being 6382 proposed number of
new apartments and over $6 billion of estimated construction costs.

e Every Ku-ring-gai SSD proposal lodged since February 2025 that we have examined
breaches Ku-ring-gai Council’s Local Environment Plan (LEP), the KDCP, SEPP Housing
(2021) and the ADG and will have no social licence as the community feel betrayed by a NSW
planning system that prioritises developer profit over local strategic planning and community
interest.

o The affordable housing bonus fails to compensate for the additional impact that the
development will have on the community in perpetuity. The proposal only provides 17
affordable dwellings for a 15-year period. This clearly will not contribute to long term housing
affordability in the area.



The level of density presented in this development is NOT the 'desired future character' of
Killara when surrounded predominantly by 1-2 storey homes.

We submit FOKE’s strong objection to the amended proposal on the following grounds:

Built Form and Urban Design

Design

The SSD proposal is an overdevelopment of the site and totally out of proportion to the
existing and future amenity of Killara.

The layout, height, bulk, scale, separation, setbacks, interface and articulation fail to address
and respond to the context, site characteristics, streetscape and existing and future character
of the locality.

The proponent’s request for a variation allowing it to exceed the allowable height under
existing planning controls is unjustified.

It ignores any orderly transition to the surrounding low-density homes and will stand alone
surrounded by 1-2 storey intact Inter War and Federation heritage homes.

The Clause 4.6 Variation Request should be disallowed as the removal of one- two storeys
would meet the standards and allow a less intrusive development. There is no justification for
the overrun of the SEPP Height standard just to allow and maximise the number of luxury
units and profit to the developer.

SSD proposals we have examined appear to know that the DPHI SSD requirements and
standards can be exploitered and will be accepted to allow for greater height to incorporate lift
overruns, rooftop plant and open space and plant services in increasing the height of the
development in allowing more floor space for additional luxury dwellings.

The proposed density is inconsistent with that envisaged heights and density under council’s
KLEP 2015 or the LMR Housing controls.

The SSD proposal devalues the visual and acoustic amenity of neighbouring properties who
will lose their solar access, natural cross-ventilation and outlook particularly the recreation
facilities at the Killara Golf Club being the adjacent bowling greens and tennis courts.

This SSD proposal with its unsympathetic design and bulk with regard to the existing
streetscape will ensure that the resale or development value of neighbouring properties and
dwellings with heritage listings will be negatively impacted.

Quality

The proposal continues to represent an over development in terms of height, scale and bulk
in stark contrast to the adjoining 1-2 storey Federation/Inter- residences and heritage listed
properties at10 and 22 Buckingham Road Killara.

The interface between the proposed two 7- 8 storey (maximum height 23.32m2) buildings and
neighbouring 1-2 storey homes is excessive, incompatible and unacceptable.

The intensity of the footprint, bulk and height of the development will substantially reduce its
landscape vista characterised by large canopy trees.

FOKE puts the case that the architectural design is strongly out of character to the
predominantly Federation and Inter-war character of the adjacent heritage listed homes.

Setback control - non-compliant

The proposal is not in accordance with street setback control in Part 7A.3(1) of the Ku-ring-gai DCP
(KDCP).

The proposed building setbacks are inconsistent with the existing surrounding developments and will
result in visually bulky and dominant development that detracts from the streetscape character and
amenity of surrounding properties.

Non-compliant on the following Ku-ring-gai Council Development Control Plan (KDCP) 7A and
19F:

o Residential flat buildings are to provide side and rear setbacks to land which is zoned
differently for lower density residential development: a minimum of 9m from the side
and rear boundary up to the fourth storey; a minimum of 12m from the side and rear
boundary for the fifth storey and above. Building setbacks need to be increased on



the boundaries from 6 m to 9 m. The southern setbacks are encroached by balconies
and structures. NOT MET

o The side and rear setback requirements will not ensure deep soil, landscaping and
tall canopy trees are accommodated to all sides of the building. NOT MET

When adjacent to a Heritage Item, increased setbacks are required.

o Astepped fagade is required with greater setbacks above 8m from ground level. An
additional setback above 8m, equal to the new height difference and then another
setback for anything higher. NOT MET

o It will block views to the Heritage Items at 22 Buckingham Road and 10 Buckingham
Road and compromise the heritage context overall. NOT MET.

The site coverage of 1937.2m2 is 39% which substantially exceeds the KDCP site coverage
maximum of 30%.

Environmental Amenity

The SSD proposal fails to demonstrate a "high level of environmental amenity for any
surrounding residential or other sensitive land use".

The overshadowing impacts are significant and do not achieve the standards prescribed by
the TOD SEPP, ADG or Ku-ring-gai DCP.

The loss of visual and acoustic privacy to dwellings and at the rear and sides will be severe
as the setbacks are inadequate for the bulk and height of the proposed development.

The site is predominantly surrounded by low-density heritage housing. The height and bulk of
the proposed three 2 and 7 storey-8 storey towers would be out of character with the
surrounding built form and will overwhelm the established heritage streetscape, impacting on
amenity, privacy and solar access.

Incompatibility with Local Planning Controls & Character

The proposed development is inconsistent with the Ku-ring-gai Local Environmental Plan
(LEP) and Development Control Plan (DCP), which encourage low-rise, fine-grained built
form and aim to preserve the area’s garden suburb character.

This proposal fails to satisfy SEARs requirements for appropriate built form, bulk, scale, and
streetscape integration.

The scale of the site is significant consisting of three individual lots, with a total area of
approximately 9475.17sgm with a FSR 1.90:1

Excessive building and Height - non-compliant

In its current amended form it represents an over development in terms of height, scale and bulk in
stark contrast to the adjoining 1-2 storey Federation/Inter-War and contemporary residences on either
side along Buckingham Road. It is unacceptable that part of the subject land represents an
interruption to the contiguous 1-2 storey residences and the low-density character and streetscape.

the proposal does not have a satisfactory relationship with neighbouring properties.

is not of an appropriate height bulk and scale adjacent to and directly adjacent neighbouring
two heritage properties.

does not provide an appropriate height transition to the surrounding lower density land and
therefore is not compatible with the desired streetscape character.

does not ensure that the height of buildings is appropriate for the adjoining lower density
residential and open space zones to protect local amenity.

provides insufficient landscaping which is not in keeping with the landscaped character of the
area.

the proposed multi storey apartment block and height is not consistent with desired future
character and streetscape and will have material impact on neighbour amenity and the
environment.



Clause 4.6 Request should be denied

The proposal is an overdevelopment of the site. The proposed development seeks consent for a
building up to 23.32m in height. Therefore, the proposal exceeds the maximum permissible building
height by 0.75m when measured from existing ground level.

The proposal needs to be amended to comply and represents an over development in terms of
height, scale and bulk in stark contrast to the adjoining 1-2 storey Federation/Inter-War and
contemporary residences and heritage conservation areas.

Contrary to the arguments advanced in the Clause 4.6 request the proposal:

» the request is unreasonable and unnecessary.

» the proposal does not have a satisfactory relationship with neighbouring properties.

» is not of an appropriate height bulk and scale with adjacent two heritage items

* the proposal does not minimise impact on neighbouring properties.

» the amended development proposal still fails to respond to the existing and proposed
character of the neighbourhood with minimal side setbacks.

» does not provide an appropriate height transition to the surrounding lower density land and
therefore is not compatible with the desired streetscape of the area.

» the proposed multi storey apartment block and height is not consistent with desired future
character and streetscape and will have material impact on neighbour amenity and the
environment. Buckingham Road area remains at R2 Residential.

» the proposal fails to achieve a “high level of environmental amenity” required under Issue
7 of SEARS.

Considering the above, the applicants Clause 4.6 request is not considered to be well founded and
does not provide sufficient environmental planning grounds or justification for the consent authority to
warrant support of the variation and departure from the Height of Building Development Standard.

Current Cumulative SSD Impacts not Assessed

FOKE notes that since February 2025 there have been 2 State Significant Developments and 1 eDA
proposed for Killara amounting to possibly new dwellings, if approved, in the form of luxury units with
just 2% infill ‘affordable’ rental dwellings:

These include:
e 10,14, &14 a Stanhope Road Killara (135 units including 26 affordable) SSD-81890707
e 24-34 Stanhope Road, 7-9 Werona Avenue and 4 Springdale Road Killara (438 units
including 75 affordable and 17 in perpetuity) SSD-83478456
e 23-25 Lorne Avenue Killara (55 apartments) eDA0157/25

The cumulative impact of all the proposed 3 lodged development applications for new units must be
considered particularly with the amount of additional traffic and parking shortfall which is now
proposed for Killara’s narrow local roads and laneways within the Killara railway station and Pacific
Highway precinct. The commuter car park at Killara Station and surrounding streets are parked out
regularly even on weekends due to sport on Regimental Oval.

e The application does not consider the cumulative multiplier effect of other SSDs and future
development applications as a result of the amendments to the KLEP 2015 which has
massively rezoned Gordon, Killara, Lindfield and Roseville.

o The combined impact of these projects, if approved, will severely strain infrastructure,
increase congestion, and reduce local amenity.

e Afailure to assess this cumulative burden renders the proposal incomplete and inconsistent
with responsible planning standards.

Heritage
Items of heritage significance identified within the vicinity and adjacent to the site being:
* ‘Southdean’ 10 Buckingham Road directly- adjacent with the proposal

» 22 Buckingham Road directly - adjacent with the proposal
« ‘Sidmouth’, 26 Buckingham Road - within the vicinity of the proposal



11 Buckingham Road - within the vicinity of the proposal

FOKE strongly disputes the applicant’s heritage report that the 3 buildings being multi -storey high
density development proposal at 8a, 14 and 16 Buckingham Road impacts on “Southdean” at 10
Buckingham Road and the heritage listed home at 22 Buckingham Road Killara will be of “low
heritage impact” to the adjacent heritage items.

The proposal fails to adequately consider curtilage, view lines and the aesthetic experience of
10 and 22 Buckingham Road.

The proposed high-density development is a massive bulky stark built transition to the low-
density facing Buckingham Road and with the proposed lack of appropriate setbacks to the
surrounding low density and heritage items being ‘Southdean’ at 10 and 22 Buckingham
Road.

The high-density multi-unit dwelling context set within the predominant neighbouring low-rise
residential development will be substantially impacted, adversely affecting its streetscape
setting and historic context.

The negative impact of the scale, bulk, design, site amalgamation and landscaping of the
proposed development on the significance, setting and character of the two adjacent heritage
items.

The negative impact of the proposed development on the setting of not only the adjacent but
other heritage items in the vicinity due to the scale, bulk, setbacks and the modern
architectural multi-storey design.

The intensity of high-density development substantially allows a reduction of its landscape
vista characterised currently by large canopy trees. Combined with the proposed reduced
capacity for sufficient deep soil planting will inevitably impact local biodiversity and the visual
character of the low-density neighbourhood, its microclimate. The proposed development will
potentially trap air flow and increase heat island effects.

The heritage report expresses caution regarding potential damage to the adjacent heritage
items by heavy machinery excavating the proposed maximum 10.5 m depth three basement
levels including the impacts from storage of equipment materials and waste that may cause
damage to “significant heritage fabric” of the adjacent heritage listed homes at 10 and 22
Buckingham Road..

Traffic Parking and Transport

Traffic and parking are one of the key issues in Ku-ring-gai particularly in and around the
Pacific Highway and Killara Station.

Ingress and egress of traffic from the site will be extraordinarily challenging entering Pacific
highway from Buckingham Road at certain times of the day. Exiting Buckingham Road onto
the Pacific Highway in Killara is restricted to a left-hand turn only.

The only right hand turn on the Pacific Highway is at the traffic lights at intersection of
Spencer Road and Pacific Highway intersection which allow for a left-hand turn and a right-
hand turn.

Most Ku-ring-gai families have two cars so the parking space provision of just 129 spaces for
79 dwellings will be totally inadequate meaning that more resident cars be required to find
parking along Buckingham Road.

The proposal is flawed in that it has not considered the cumulative impacts of the additional
proposed SSDs high density dwellings currently proposed within 400 - 600 metres of Killara
railway station and the cumulative increased traffic movements in and around the local centre.
The proposed development along with other proposed and planned developments for the
area will have an adverse cumulative impact on the local road network with no indication of
additional infrastructure provided.

The cumulative impact of increasing density in this area will result in increased traffic
congestion around the Killara Railway Station, reduce opportunities for on-street parking due
to already parked out streets with commuter car parking along Marian Street and Lorne
Avenue.

The traffic report fails to appreciate the poor standards of neighbouring interconnected roads.
Many of Killara’s roads are narrow, poorly surfaced and heavily parked out even with railway
commuter parking.



The argument that residents living close to the railway line will travel by train to work and
other activities is not practical or factual. Most of the families in this area have at least two
cars per residence and don'’t all travel to work by train or activity due to the lack of
connections from the north shore to other parts of Sydney.

In case of an emergency, vehicles (ambulance, fire, police) will not be able to exit quickly due
to the current existing traffic conditions onto the Pacific Highway let alone the cumulative
impact of car movements from 707 additional dwellings in the area. This will endanger lives
unless the road network in and around the Killara railway station and Pacific Highway is
improved.

The intersection of Pacific Highway and Buckingham Road is already heavily congested
during peak hours.

No comprehensive plan is presented for upgrading key infrastructure — roads, stormwater,
water mains, sewerage infrastructure or utilities — to accommodate increased demand.
However, concerns have been raised by local residents that surrounding streets are already
heavily trafficked, with on-street parking reducing effective road widths and creating
constrained and potentially unsafe conditions. There are also significant concerns regarding
emergency access, particularly in the event of a major bushfire, where congestion could
impede access for emergency services such as ambulances and fire trucks. Given the
proximity of surrounding bushland reserves, the area may be vulnerable to ember attack in
extreme fire conditions, highlighting the importance of maintaining safe and reliable
evacuation and access routes.

Noise and Vibration

The noise and vibration during construction will create high levels of noise pollution and
negatively impact the liveability of neighbours and residents living in neighbouring streets.
There will be substantial disruptions to surrounding properties with regard to noise, dust and
heavy truck traffic and noisy machinery during the potential 7—10-month excavation and
anticipated 2 year construction period.

It is anticipated there will be thousands of heavy truck movements in an around the site during
the excavation and construction period.

Trees and Landscaping

The intensity of development footprint will substantially reduce its landscape vista
characterised by large canopy trees.

The loss of tall canopy trees current deep impacts biodiversity, the visual character of the low-
density neighbourhood, its microclimate and potentially increased heat island effects.

The proposed deep soil planting of areas of 1830.6m2 or 34% within small patches of deep
soil is vastly inadequate to preserve the existing tree canopy or replacements.

Only 3 replacement trees are proposed in the Landscape Plan being Anghora Costata and
Grey Ironbark which are not part of the BGHF community.

The impacts of deep excavation from the proposed 3 basement parking levels with 179 car
spaces and associated services within a few metres of the neighbouring boundaries and the
lack of deep soil area will significantly reduce the ability for canopy trees to grow to provide
privacy, shade or to mitigate the excessive height and bulk of the development.

Ku-ring-gai LGA’s character is its iconic majestic tall canopy trees with homes nestled within
the tree canopy. This tree canopy contributes significantly to the liveability of Killara. Canopy
provides protection from over-exposure to UV radiation, improves air quality, cools local
environments and supports wildlife habitat. The Landscape plan only provides for 12 mid-
sized trees, shrubs and ground covers.

The removal of 55 trees (29 of which are of high value) and will result in habitat and canopy
loss. This will severely impact on nesting, food and shelter for birds, possums and other
wildlife, fungi and insects which are prevalent in Killara and Ku-ring-gai.

The removal of 29 trees of high value will cause a major loss of greenery, habitat, and a
sustainable critical wildlife corridor.

Roof terraces and small courtyard are not considered areas suitable for large or canopy tree
replacement.

Additionally, neighbouring trees could potentially be adversely affected through root
disturbance during construction.



o The proposal will have a detrimental impact on the existing landscape character in
Buckingham Road. New trees take years to grow and establish and will depend on the care
they are given and the amount of deep soil provision which is already significantly
compromised by excessive paved surfaces and terraces.

e The removal of 55 mature trees will undermine the Ku-ring-gai’s Urban Forest Strategy that
aims to increase canopy cover percentage in residential zoned areas up to 40%.

e The current controls for the SSD proposal will result in the significant loss of tree canopy - at a
time of biodiversity extinction and increasing heat waves.

e Ku-ring-gai’s tree target is based on the NSW Government’s target that recognises the
importance of canopy in improving the liveability and amenity in residential areas. The
proposed development controls will result in significant loss of tree canopy.

e The proposal does not provide adequate and sufficient areas for deep soil and the planting of
canopy trees which will lead to a net loss of trees not a gain. The proposed landscape
scheme does not meet the KLEP requirement of 50% deep soil landscaping, essential if Ku-
ring-gai is to maintain its tall tree canopy.

¢ The World Meteorological Organization (WMO) confirmed that 2024 was the warmest year on
record, as has the past ten years 2015-2024. We are now going beyond the global mean
temperature of more than 1.5°C meaning that we need high quality net zero buildings.

e The proposed development fails currently as a net zero building.

e Construction is one of the biggest contributors to global warming. To reduce embodied
carbon, we need new ways of design, construction, use and reuse of buildings. This is not
evident in the SSD proposal.

e The proposal lacks clarity around sustainable design features, such as solar access
maximisation, energy efficiency, and water-sensitive urban design.

e The proposed development has not been designed to minimise impacts to remaining
vegetation on the subject land with the proposed minimal building setbacks and minimal
areas of deep soil for growing tall canopy trees.

¢ In a climate-sensitive area like Ku-ring-gai, sustainable development must be a priority. The
high-density proposal is not proposing ecologically sustainable development.

e We are concerned due to the extensive boundary to boundary 7-10 metre deep excavation for
3 basement car parking that boundary vegetation identified for retention will not be adequately
protected during construction.

o We refer to the letter from BWSLD Killara Pty Ltd seeking aa’ Request to waive the
requirement for a Biodiversity Development Assessment Report under the Biodiversity
Conservation Act 2016’ and the reply from Ms Cleary on behalf of the DPHI as Acting Team
Leader Affordable Housing Assessments As delegate of the Planning Secretary to state:

“This letter is to confirm that the Secretary of the Department of Planning, Housing and
Infrastructure has determined that the proposed development as described above is not likely
to have any significant impact on biodiversity values and that a BDAR is therefore not
required to accompany any application for development consent or infrastructure approval for
the proposed development.

I, as Delegate of the Planning Secretary within the Development Assessment and
Sustainability division have determined that the proposed development is not likely to have
any significant impacts on biodiversity values. Evidence that the Delegate of the Secretary
within the NSW Department of Climate Change, Energy, the Environment and Water (Acting
Senior Team Leader) has made the determination is attached (dated 6 May 2026).”

We strongly dispute the DPHI response letter as being an appropriate response in the
circumstances to what is a mapped area by Ku-ring-gai Council as “Terrestrial Biodiversity
and contains significant biodiversity” in the DPHI not seeking an independent evaluation. The
site and surrounding properties and streetscape contain evidence of remnant Blue Gum high
Forest (BGHF) and essentially why the landscape plan proposes to sympathetically plan to
add to mapped the terrestrial biodiversity with mixed categories of BGHF sensitive plantings.

Biodiversity

e FOKE holds serious concerns for the on-going survival of Ku-ring-gai’s two Critically
Endangered Ecological Communities (CEEC), as remnants such as Sydney Turpentine



Ironbark Forest (STIF) trees (CEEC), and Blue Gum High Forest trees (CEEC) remnant of
which exist in Killara private gardens. As these Threatened Ecological Communities (TEC)
are both listed under NSW (Biodiversity Conservation Act 2016) and Commonwealth
(Environment Protection and Biodiversity Conservation Act 1999) legislation, any planning
decisions and removal of remnant trees that contribute toward their extinction should be
rejected.

The proposed site is near the North Shore railway corridor that is an environmentally sensitive
place with its NSW and Federally listed critically endangered Blue Gum High Forest. These
urban forests and their canopies are the core of Ku-ring-gai’s environmental character as well
as the keystone for Ku-ring-gai’s outstanding biodiversity.

The proposal is on a mapped area of land classified as Terrestrial Biodiversity Significance
containing significant biodiversity. The site is mapped as containing biodiversity, according to
Ku-ring-gai Council mapping. The surrounding properties are also identified as containing
areas of Biodiversity Significance containing Eucalyptus Saligna Blue Gums.

The SSD proposal will have significant impacts on biodiversity values as it is an area of
environmental sensitivity with federally listed and state listed critically endangered Blue Gum
High Forest (BGHF). The site will still contain BGHF seedbank which is likely to be removed
with the top soil during excavation due to the recorded presence of 2 recent dead Eucalyptus
Saligna Blue Gums recorded on the site and one Blue Gum in the neighbour’s garden. There
is no proposal to replace the two dead Blue Gums in the Landscape Plan as should be
required following the removal. The site should be supporting 9 canopy trees however only 3
are being proposed in the landscape plan being Angophora Costata and Grey Ironbark which
are not endemic BGHF species.

The SSD fails to acknowledge the importance of maintaining and enhancing the extensive
tree canopy in Ku-ring-gai is a key issue because the canopy enables “biolinkages” with the
surrounding National Parks (e.g. Lane Cove National Park) for a wide variety of species.
Ku-ring-gai is described as “exhibiting environmental splendour of such a scale it is of national
significance.” Unique features of Ku-ring-gai include:

Most of the last remnants in the Sydney “bioregion” of the towering, tall Blue Gum forests (the
“bioregion” extends from Nelson Bay to Bateman’s Bay and from the coast to the mountains).
The largest number of threatened species (plants and animals) in the bioregion for a local
government area. It is noteworthy that Ku-ring-gai has similar numbers of bird and plant
species as the entire British Isles. Four National Parks in and around Ku-ring-gai: Ku-ring-gai
Chase National Park Lane Cove National Park Garigal National Park Dalrymple Hay Forest
National Park (Nature Reserve).

The ecological report has not carried out a comprehensive study of the biodiversity within the
site or within the vicinity despite the site being classified as being of “Terrestrial Biodiversity
containing significant biodiversity”.

29 high category trees are proposed to be removed. The report fails to acknowledge “wildlife”
or “wildlife corridor” or “Habitat” or “biodiversity”.

Trees provide critical wildlife corridors to the neighbouring bushland reserves containing flora
and fauna biodiversity.

There has been no environmental impact statement about the impact of the development on
the Grey-headed Flying-fox (Pteropus poliocephalus; GHFF) for which there is a large colony
in the adjacent suburb of Gordon or the Powerful Owl (Ninox stenua) and other local birds
and wildlife. The grey headed flying fox colony flies directly over Killara to the areas they
forage for food.

It is not unusual for local Killara residents to find the carcass of ring-tailed possums in their
gardens which is evidence of the Powerful Owl presence in the area due to being mapped
containing BGHF. The fact that the study did not identify hollows in the trees on site does not
exclude the presence of Powerful Owl.

Ku-ring-gai is described as an "environmentally sensitive area" for migratory species who
utilise the vegetated ridgeline such as Killara as they migrate north to south. The loss of the
vegetation from SSDs impact on migratory species through loss of foraging and sheltering
resources. Many protected, and declining obligatory migratory birds such as Yellow-faced
Honeyeater (Caligavis chrysops) and White-naped Honeyeater (Melithreptus lunatus lunatus)
rely on the canopy that spans this north-south corridor to navigate, rest and forage. The
biannual honeyeater migration and also, occasionally the Critically Endangered Regent
Honeyeater (Anthochaera phrygia) follows this vegetated belt. Koel, specifically the Eastern
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Koel, is a migratory bird that travels from Southeast Asia to Australia breeds annually in
canopy trees in the rail corridor.

Additionally, the removal of 55 trees on the three properties threaten to fragment the wildlife
corridors that connect the western side of the railway line to the eastern side that connects to
a broader network of natural valleys that includes the Ku-ring-gai Flying-fox Reserve and
leads into the Garigal National Park. These ecological communities are recognised as having
the highest conservation significance. The impact of this high-density proposal risks
destroying the ecological integrity of the surrounding landscape that includes private gardens
— with its canopy trees and bushland reserves - and undermining decades of conservation
efforts undertaken by NSW government agencies, environmental organisations and local
communities to protect threatened species and endangered ecological communities. The
proposal is therefore inconsistent with the protection of the natural heritage values,
biodiversity significance and environmental character that distinguish this locality set in a
bushland landscape.

The ABC radio program, How many animals REALLY live in your house? found that in one
Brisbane suburban house over 1,150 unique species of animals, plants and fungi were
identified over a 12-month period. The applicant needs to provide a similar long-term
study for the biodiversity that exists within the locality of the proposed development.

Water and Sewerage Management

Killara’s existing water pressure has already decreased over the years as more residents and
businesses have relocated here.

The 2000 report by Sinclair Knight Merz stated “Areas have been identified as potentially
reducing the pressures to or below Sydney Water’s Operating Licence. Therefore, prior to
any development strategies. Rezoning land use or staging of development proceeding, more
detailed investigations of the system by Sydney Water will be required to define with more
confidence the actual impacts and modification and/or amplifications required.” The 2000
study has not been updated by Ku-ring-gai Council despite the need.

The 2000 Sinclair Knight Merz Infrastructure Study stated that the area could withstand up to
a 15% population growth as the absolute maximum limit before critical infrastructure
thresholds would be exceeded however there has been a 22%-25% population increase since
that report in 2000 with approximately 25% increase in Killara dwellings.

This SSD will add an additional approximately 150 toilets, 150 showers and 79 washing
machines to a sewerage system that has not been substantially upgraded since the late 19th
century. The additional population from this development will place an unacceptable level of
pressure on the existing sewerage system and should not proceed until the sewerage system
is assessed and is upgraded.

Social Impact

The development negatively impacts the sense of community and what residents value about
living in Killara which is losing its community/village feel.

Already many residents feel a sense of ‘grief’ that their home and neighbourhood will
significantly and irreversibly change due to the TOD and LMR proposals.

If forced to move out due to loss of privacy and liveability due to overbearing development
residents are facing the dilemma of where to move or live in Sydney due to the NSW
Government’s housing policies. People are very reluctant to live in poorly built apartments
and to pay the high cost of strata charges. Media reports have suggested that as many as
60% of new apartment blocks have rectification issues.

Many residents feel high levels of emotional distress about the loss of trees and tree canopy
and the consequence of this for the survival of Ku-ring-gai’s rich birdlife and wildlife.

The term ‘solastalgia’ perhaps may describe the feelings of many Gordon residents, a
scientific term that describes the emotional distress felt when existing residents witness the
destruction and degradation of their local environment as proposed by the two Gordon SSD
proposals.

SSD proposals will increase the demand on infrastructure and local services and will create a
need for additional medical centres, schools, childcare, libraries etc. which have not been
assessed as to the ability to uptake a significant increase in population of thousands of new
residents.


https://www.abc.net.au/listen/programs/what-the-duck/summer-how-many-animals-really-live-in-your-house/104462576
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Flood and Climate Risk

The Colliers Environmental Impact Report states: “the proposed stormwater management
system will collect roof run-off and store it in rainwater tanks for non-potable reuse, and
capture surface run off from hardstand/ impervious areas within a new below drainage on-site
detention system which is designed to convey runoff from the 1% AEP storm event and
attenuate peak flows to the permissible discharge rate in accordance with Ku-ring-gai Council
requirements. Within the OSD tank, the stormwater will also undergo treatment through
filtration systems to improve water quality before being discharged to an existing stormwater
sag pit located on adjacent land at 8 Buckingham Road through a proposed 1.3m wide
easement.

Buckingham Road and the adjacent Killara Golf Club are described as vulnerable areas
situated within the southern end of the Blackbutt Creek Flood Area. Its tributaries, Links Creek
and Honeysuckle Creek flow into Blackbutt Creek. The Geotechnical Reports do not refer to
the Council’s 2014 Blackbutt Creek Flood Study carried out by Jacobs.

A flood study was undertaken by Jacobs for Ku-ring-gai Council in 2014 for Blackbutt Creek
which drains to the Lane Cove River. Development in the study area is at risk to flooding
during heavy rainfall events due to the nature of the urban environment and the limited
capacities of the natural and built drainage network. Such flooding has occurred in recent
history in 2007, 2010, 2011 and 2012, leading to widespread flooding and damage to
properties. The adjacent Killara Golf Club acts as a natural floodplain and retention area for
surrounding headwater streams. When heavy downpours hit Sydney, runoff from the
surrounding streets flows into these creeks, causing the fairways and low-lying areas of the
course to quickly become waterlogged or inundated.

The BSLD proposal does not refer to the Blackbutt Creek Flood Study undertaken in 2014
See https://www.krg.nsw.gov.au/files/assets/public/v/1/hptrim/information-management-
publications-public-website-ku-ring-gai-council-website-environment/final-report-blackbutt-
creek-flood-study-pages-1-45-app-a-b.pdf

Current local flood dynamics include Buckingham Road due to specific high-density
properties (such as those near the northern end of Buckingham Road) are situated in
designated overland flow paths, where stormwater runoff concentrates during severe weather
events.

The frequency and intensity of extreme climate-driven weather events is increasing, including
wild storms in recent years (2020) that have brought down canopy trees and led to electricity
blackouts and local flooding. Blackouts in Killara have been more prevalent in recent years.
There has been no Geotechnical Study undertaken to assess flood impacts on the site or any
flood impacts arising from proposed development.

Bushfire Risk

Bush Fire Prone Land o 028 05 1 15 2
[ ruring-gai LA Kilometers
- Vegelation Calegary 1 1:15,000

Vegeiation Categary 2
Froduced by
Bulfer Ku-ring-gai Council
SEPPS Exdusion Area - {s. shown an
fa2eleel STATE ENVIROME NTAL PLANNING POLICY No. &
Haousing for Oider People or People with Disability
{Amendment No. &) Bush Fire Evacuation Risk Map |

See Ku-ring-gai Council Bushfire map of Ku-ring-gai

12 May 2017

The applicant has not provided a bushfire assessment risk report.

Ku-ring-gai is one of the most bushfire prone local government areas in Sydney, particularly
on the west side of Killara with its close proximity to bushland valleys that connect to the Lane
Cove National Park, which could spread to Buckingham Road by ember attack, intense fire
smoke and even house to house ignition as occurred in the West Lindfield fires in January
1994.

With Ku-ring-gai surrounded by three National Parks and with increasing temperatures there
is the potential for bushfires in Killara with bushland along Blackbutt Creek Links Creek, Fall
Creek and Honeysuckle Creek, with the Lane Cove National Park. The January 1994,
bushfires in the West Lindfield area destroyed at least seven homes on Winchester Avenue,
and damaged others. These fires were part of a larger outbreak that impacted the northern
Sydney region, including the Lane Cove National Park during the 1993-94 Australian


https://www.krg.nsw.gov.au/files/assets/public/v/1/hptrim/information-management-publications-public-website-ku-ring-gai-council-website-environment/final-report-blackbutt-creek-flood-study-pages-1-45-app-a-b.pdf
https://www.krg.nsw.gov.au/files/assets/public/v/1/hptrim/information-management-publications-public-website-ku-ring-gai-council-website-environment/final-report-blackbutt-creek-flood-study-pages-1-45-app-a-b.pdf
https://www.krg.nsw.gov.au/files/assets/public/v/1/hptrim/information-management-publications-public-website-ku-ring-gai-council-website-environment/final-report-blackbutt-creek-flood-study-pages-1-45-app-a-b.pdf
https://www.krg.nsw.gov.au/files/assets/public/v/1/hptrim/information-management-publications-public-website-ku-ring-gai-council-website-planning-and-development/ku-ring-gai_bush_fire_prone_land_map_2017.pdf
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bushfires The fires were fuelled by high temperatures and strong north-westerly winds,
spreading rapidly and causing significant damage.

Hydrology

The proposed development will involve the construction of three multi storey multi dwelling structures
for 79 apartments over a shared tunnelled three-level boundary to boundary excavated basement.

Only two boreholes across the site were undertaken in the geotechnical investigation of the 3 sites.

The basement excavation is expected to take up to 7-10 months with a drained basement proposed
with strip drains behind shoring wall together with perimeter and underfloor drainage and discharged
into the stormwater drain.

FOKE is concerned about the serious impacts that excavation, groundwater and dewatering can lead
to as evidenced by several cases in Sydney for example:

e Mascot Towers, Mascot. Cracking and evacuation of the apartment building were tied by
reports and coverage to nearby excavation and groundwater/dewatering impacts from the
adjacent development.

o Peak Towers / the neighbouring excavation near Mascot Towers. Sydney reporting says
waterproofing and basement works at the nearby site were alleged to have destabilised
ground supporting Mascot Towers, and council records mentioned pumping water from the
basement.

¢ Rose Bay apartment and house sites. Local reporting describes cracked walls, basement
flooding, and plumbing problems near new excavations, with concerns about the suburb’s
shallow water table and cumulative groundwater drawdown.

e Double Bay heritage and nearby properties. Reporting in 2026 said heritage buildings in
Double Bay suffered differential settlement from poorly managed groundwater drawdown.

e Sydney Metro underground works. Project documents note that groundwater inflow is a major
issue for underground structures in Sydney, with water entering existing underground works
often high in iron and sometimes manganese.

Common groundwater-related building issues in Sydney also include:
e Cracking and settlement
e Basement flooding and seepage
e Dampness, mould and rising damp
e Structural movement near deep excavations or dewatering works

Public Space

o The closest sports fields, parks or local playground is at Regimental Park approximately 500m
walking distance and located on the corner of Lorne Avenue and Pacific Highway or the Bert
Oldfield Oval in East Killara. The only children’s play equipment is situated at Selkirk Park
opposite Killara Station approximately 700-800 metres walking distance.

e The SSD proposal will help in overwhelming existing open space and reduce liveability for the
present and future population. There are no new parks or playgrounds planned for the west
side of Killara, near the proposed SSD.

e The development provides no playgrounds, community gardens, or dog-friendly spaces,
despite a major increase in population density from 3 households to 79.

e Considering there will be families living in the 2,3 and 4 bedroom units there is no safe play
areas for the children to ride bicycles or to exercise or for playground equipment in the plans.
The predominantly what are described as being shaded areas of communal space designed
as ‘plazas’ or ‘garden meanders’ are not adequate or safe play areas for the children who will
be living in the apartments.

e Council analysis identifies that certain parts of Killara have minimal incidental open space and
very few playgrounds within safe, walkable distances.

e High-density developments near the station have exponentially increased demand on
existing, limited facilities. This proposal will increase the problem particularly as there will
likely be families with children living in the apartments needing access to local playgrounds
and play spaces for recreation.
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The existing community services, schools, parking and facilities will suffer under the
increasing population without investment in infrastructure in a timely manner.

This SSD proposal considered along with the other three Killara multi storey multi-unit
dwelling developments along with the added population will overwhelm the use of existing
open space and reduce liveability for the present and future population. The only new park
that is currently planned by Ku-ring-gai Council for the TOD precincts is in Lindfield on the
corner of Bent and Newark Crescent.

Community Benefit

The SSD proposal offers no benefit to the existing community as it will overwhelm existing
infrastructure and already overstretched community facilities.

The proposal will support approximately 189 additional residents adding to the existing strain
on services and community infrastructure without adding any community benefits other than
to offer more luxury high density unaffordable dwellings and profitability to the developer.
The NSW Government has not allocated any funding for additional infrastructure or services
to Ku-ring-gai Council for the TOD and LMR housing policies and the substantial predicted
population increase within 800 metres of 9 suburbs.

Affordable Housing not affordable

The applicant proposes 17 affordable dwellings out of 79 dwellings with none of the
‘affordable’ dwellings being in perpetuity. Provision of affordable housing units should all be
provided in perpetuity (beyond the 15-year minimum requirements), otherwise the population
will once again be displaced in 15 years and lose established networks and area connections
leading to social issues.

There is general concern in the community that the ‘affordable’ component of the apartment
block will not be ‘affordable’ in the luxury Killara residential market and there are valid
questions as to how the ‘affordable’ units will be managed. Residents are questioning
whether the affordable component of 17 units end up being amended to ‘market price’ units
following construction.

Current rental unit prices in Killara for 1-bedroom units start at $650 per week; 2-bedroom
units start at approximately $810 per week to $900 per week; 3-bedroom unit rentals range
from $ 960 per week up to $1550 per week; 4-bedroom unit rental from $ 1750 per week.
The affordable housing bonus does not compensate for the additional impact of the
development on the community in perpetuity. The 17 in fill affordable dwellings will clearly not
contribute to long term housing affordability for local service workers in the locality.

Insufficient Environmental and Infrastructure Studies

The applicant has failed to provide critical information (e.g. to support the intensified SSD proposal of
7-8 storeys). Without these verified independent studies, the SSD risks unsustainable development,
straining local infrastructure and exacerbating environmental degradation.

The high-density development proposal fails to provide sufficient environmental and infrastructure
studies and their impact long term impact on the environment and community of Killara and
neighbouring areas, including water, energy, sewerage needs and addressing environmental and
biodiversity decline.

Stormwater infrastructure in the area is outdated; some Sydney Water mains are over 100 years old.
The system has failed during recent heavy rain events, where surface flooding is experienced on a
more regular basis.

Communal Open Space

We question whether the 7 proposed small areas of Communal Open Space (COS) will be in fact
viable and usable open spaces. The COS is labelled on the plans in three parts making the total of
1458.2m2 COS being made up of:

COS A: Three spaces being 73.64m2; 361.27m2; and 11.35m (each with a minimum width of
3 metres) shaded green.
Principal COS: 189.04m2 (minimum of 8 metres wide) shaded orange.
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e Secondary A: 307.56m2; 219.36m2; and 186.16m2 (each being a minimum 5 metres wide)
shaded in purple.

We question the above described 7 COS areas proposed are totally unsuitable as communal open
space. The only COS community facility provided is a Bar-B-Q, tables and seating.

Despite 79 predominantly proposed family sized apartments being 1, 2,3 and 4 bedrooms there are
no suitable COS play areas planned for children to exercise, to socialise, to ride a bicycle or kick a
ball. Therefore, the proposal will not meet or provide for the social and physical needs of children who
will reside in the apartments which is not in community interest.

The DPHI SEARS fail to ensure that high density development plans consider and plan for children’s
play and recreation needs. With a much higher percentage of families now living in high density
developments, areas suitable for children to play and experience outdoor recreation must be
considered, incorporated and provided for their health and wellbeing.

The forward to the JMI UNSW Policy Insights Paper — “Planning for the inclusion of families with
children in Apartments” by Dr Sophie-May Kerr, May 2024 states:

“With 1 in 4 apartments in Greater Sydney now home to families with children under the age
of 15, it is critical that more attention is paid to family-friendly housing. The increase in
families raising children in apartments is shaped by both lifestyle and affordability drivers.
Importantly, there is evidence that families are drawn to compact city benefits such as
proximity to work, transport and amenity. While this might be viewed as a compact city
success, the story is more complex.

This report focuses on the experiences of families at the forefront of this housing shift in
Australia, revealing the key challenges they confront including spatial constraints, inadequate
storage, poor acoustic performance, a lack of play space, health and wellbeing concerns and
inadequate family-friendly neighbourhood infrastructure.”
https:.//www.unsw.edu.au/content/dam/pdfs/ada/city-futures/JMI-Policy-Insights-Paper-
Planning-for-the-inclusion-of-families-with-children _vmaiidn.pdf

The NSW Government’s housing policies need urgent review to address the need for more family
friendly housing which supports and addresses the health and wellbeing of families, especially
children living in apartments.

The 7-8 storey proposal does not consider the wellbeing and socialisation of families with children.
Roof tops are not suitable play areas or small courtyards for families with children.

Conclusion

The SDD-95747716 proposal at 8a,14 and 16 Buckingham Road should be refused for the following
reasons:

1. Fails to comply with KLEP 2015, KDCP, SEPP Housing (2021) and ADG standards.
Impacts sight lines and visual privacy of directly adjacent heritage listed properties of
‘Southdean’ at 10 and on 22 Buckingham Road being impeded significantly.

3. Inadequate setbacks, building separation and visual privacy to heritage items.

4. Significant Solar impacts to adjacent Killara Golf Club’s two bowling greens being regularly
used recreational facilities of the club.

5. The loss of 29 high value trees which includes 2 dead (poisoned?) Blue Gum Eucalyptus
Saligna

6. Inadequate deep soil zones for planting tall trees resulting in canopy loss and biodiversity

decline.

The proposal is not of good design and amenity outcomes.

Unacceptable pressure on ageing infrastructure particularly water and sewerage.

Potential to intensify stormwater flooding downstream impacting on other properties e.g.

Killara Golf Club.

© oo N
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10. Negative and adverse cumulative impact on the local road network without significant
additional infrastructure. Traffic and parking congestion in the vicinity of Killara Station and the
and the Pacific Highway being already saturated.

11. Provides no cumulative impact assessment to account for the strain of this and other
proposed SSDs and development of multi-storey multi-unit dwellings on the local community,
services such as water and sewerage, sports fields, playgrounds and infrastructure.

12. Fails to deliver meaningful or lasting public benefit to the community.

Thank you for considering the submission. It is to be hoped that the NSW DPIH will consider our
concerns and reject the flawed LMR proposal.

Yours sincerely

Kathy Cowley

Kathy Cowley

PRESIDENT

cc Ku-ring-gai Mayor and Councillors

cc Matt Cross MP Member for Davidson

cc The Hon Alister Henskens SC MP Member for Wahroonga
cc The Hon Chris Rath MLC Shadow Minister for Planning
cc Ms Nicolette Boele MP Member for Bradfield



