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Introduction 

1.1 Proponent Details 

The proponent details for this SSDA are listed in the following table.  

Table 1: Proponent Details 

Details  

Proponent Name Stanhope Road Residence Holdings Pty Ltd  

Address Suite G02, Ground Floor, 22 Atchison Street, St Leonards, NSW 2065 

ABN 14681894397 

Contact Person Ross Norton 

Contact Details 0409 941 600 

rossn@cpdm.com.au 

1.2 The Site 

1.2.1 Overview 

The site is located within the Ku-Ring-Gai LGA and is located at 10, 14 and 14a Stanhope Road, Killara. The 

site is legally described as Lot B in DP326483, Lot 1 in DP224907 and Lot 2 in DP224907. The site is an 

irregular shaped land parcel with an approximate area of 7,864 sqm. The site has a frontage of around 30 

metres to Stanhope Road, currently providing access to 14 and 14A and an additional access handle 

approximately 5m in width, providing access to 10 Stanhope Road.  

 

Figure 1: Regional Context, shown with red pin (Source: Google Maps) 
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1.2.2 Restrictions or Covenants 

A Survey Plan (Appendix 6) prepared by TSS identifies no restrictions or covenants within the site. An 

extract of the Survey Plan is included in Error! Reference source not found.. 

 

Figure 2: Survey Plan (Source: Rygate) 

1.2.3 Surrounding Context 

The site is surrounded by residential development and is within 450m walking distance of Killara Train 

Station. To the south and west of the site is largely low density, detached residential dwellings, and to the 

east, and immediately north of the site comprises mid-rise residential flat buildings.  
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Figure 3: Surrounding Context Map (Source: Nearmap) 

1.3 Description of the Project 

The proposed development is the demolition of existing structures and the construction of a part 3 to part 10 

storey residential flat building with in-fill affordable housing and associated works. The proposal will include:  

¶ Demolition of existing structures and site preparation / earthworks;  

¶ Construction of a basement level and 2 lower ground levels including 195 car parking spaces with 

vehicular access via Stanhope Road;  

¶ Construction of a 3-10 storey residential flat building across 3 apartment blocks, including 135 units 

comprising a mix of 1, 2, 3 and 4 bedroom apartments; and 26 affordable units;  

¶ Multiple communal open spaces on the ground floor and roof terraces; and  

¶ Landscape works.  

The proposal seeks to utilise the provisions of Chapter 5 of the Housing SEPP relating to Transport 

Orientated Development (TOD) which allows for a maximum FSR of 2.5:1 and a maximum building height of 

22m for sites within a Transport Orientated Development Area.  

The proposal also seeks to utilise the provisions of Chapter 2, Part 2, Division 1 of the Housing SEPP for in-

fill affordable housing which enable a 30% FSR and height incentive subject to providing 15% of the total 

GFA as affordable housing. The Housing SEPP related to gross floor area and height proposed as part of 

this application are in addition to the gross floor area and building height provisions applicable to the site 

according to Chapter 5 Transport Orientated Development of the Housing SEPP.  

The TOD and in-fill affordable housing components of the proposal will be managed by a registered 

community housing provider (being Echo Realty). Of the affordable units, 3 will be managed in perpetuity 
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(TOD) and 23 units will be affordable for a minimum of 15 years (In-fill) commencing on the day an 

occupation certificate is issued. 

The Estimated Development Cost for the residential component of the scheme is $103,354,837 excluding 

GST (refer to EDC Report provided in Appendix 18).  

1.4 Background 

The proposed development is a direct response to the Departmentôs Transport Orientated Development 

program as per Chapter 5 of the Housing SEPP and the delivery of affordable housing within the region as 

per Chapter 2 of the Housing SEPP. The proposal will deliver a high-quality residential development with in-

fill affordable housing provision within walking distance to Killara Train Station.  

The design of the scheme has developed from detailed analysis of local amenity and feedback from local 

stakeholders.  

1.5 Related Development  

There are no significant approvals or relevant planning history on the site. 
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2. Strategic Context 

2.1 Summary 

The proposed development aligns with the strategic context by providing affordable housing in a well-located 

area. The development vision is to deliver a high-quality residential flat building which contributes to true 

transport orientated development within the Ku-ring-gai LGA.  

2.2 Strategic Justification 

The relevant strategies, policies and guidelines are addressed in Table 2 below. 

Table 2: Strategic documents relevant to the proposed development 

Strategic Plans  Comments  

National Housing Accord In October 2022, the National Housing Accord was introduced by the 
Federal Government, pledging to construct 1 million houses in prime 
locations within a five-year timeframe, commencing in 2024.  

Given the growing demand for the population to live in the vicinity of their 
work and in areas with high amenity, residential flat buildings are emerging 
as a highly feasibly housing option. In more detail, the Accord delineated 
the imperative for enhanced backing of institutional investment.  

The National Housing Supply and Affordability Council, in collaboration with 
State Governments, are currently reviewing barriers to innovation in 
housing.  

Considering this, the Federal Government is exploring methods to 
incentivise innovative housing options. The proposed development is in 
alignment with the above priorities, as it aims to increase housing by 
implementing a contemporary housing model, in a highly accessible 
location. 

Future Transport 2056 The Future Transport Strategy sets the strategic directions for future 
mobility in New South Wales, which aims to deliver safe, healthy, 
sustainable, accessible and integrated passenger and freight public 
transport journeys. The Future Transport Strategy provides a framework for 
integrating transport and planning to identify opportunities for development 
to enable the aims of the policy. The strategy discusses the importance of 
development within an accessible distance of existing and proposed public 
transport infrastructure.  

The proposed development is in a highly favourable location, approx. within 
450m walking distance of Killara Train Station. Approximately a 7 minute 
walk, the train station is serviced by the T9 ï Hornsby to Noth Shore via 
City line which provides a service every 15min in commuter peak periods.  

Gordon station to the north and Lindfield Station to the south are both 
serviced by offer frequent connections to the surrounding suburbs.  

Draft Green Places Design 
Guide (GANSW) 

The Draft Greener Places Design Guide framework provides information on 
how to design, plan, and implement green infrastructure in urban areas 
throughout NSW. The draft guide provides a consistent methodology to 
help State and Local government, and industry create a network of green 
infrastructure.  

A high-quality landscape scheme has been designed for the development. 
This incorporates the 4 core Principles of the Guide. The landscape plan 
includes: 

¶ Plant species suited to the microclimatic conditions 

¶ A mix of native, indigenous and exotic species 
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Strategic Plans  Comments  

¶ High-quality communal open space including a communal terrace on 
level 2 that supports community occupation and social interaction 
opportunities.  

The Greater Sydney 
Region Plan ï A Metropolis 
of Three Cities 

The Greater Sydney Region Plan sets out a strategic plan for Greater 
Metropolitan Sydney. The Plan sets out a vision for transforming Sydney 
into a metropolis of three cities:  

¶ The Western Parkland City  

¶ The Central River City  

¶ The Eastern Harbour City  

The site is located within the Eastern Harbour City. The Plan sets out a 
vision for the Eastern Harbour City which includes urban renewal, 
increased infrastructure and services, more open space and public places. 
The Plan states that investment in jobs and grown in strategic centres will 
be supported.  

Objective 10 of the plan identifies a need for 157,500 new homes to be 
delivered in the Eastern Harbour City between 2016-2036.  

Objective 11 sets out the importance of new homes being diverse and 
affordable. 

The proposed development will deliver much needed new homes, including 
a mix of unit sizes and affordable homes, in a highly sustainable location. 

North District Plan Greater Metropolitan Sydney is divided into five districts, with each having 
its own plan. The district plans are a guide to implementing the Regional 
Plan and provide the basis for future strategic planning at a local level.  

The site is located within the North District. The North District Plan identifies 
the need for new housing in the right places to meet demand for different 
housing types, tenure, price points, locations and design. The plan also 
identifies the need for new housing to be coordinated with local 
infrastructure, including access to public transport.  

The proposed development seeks to contribute to housing supply and 
diversity in a well-connected, sustainable location. Being located within 
500m of Killara Train Station and various bus stops, it encourages the use 
of public transport to reduce emissions and contributed to creating an 
accessible neighbourhood.  

Transport Oriented 
Development (TOD) 
Program 

The Transport Oriented Development (TOD) planning reforms encourage 
sustainable and mixed-use development around existing transport links, 
ensuring housing is well-located and accessible.  

The NSW State-led program was divided into two parts: Accelerated 
Precincts and TODs. Killara Train Station forms part of Stage 2 which 
amended planning controls within 400m of 37 stations across NSW.  

The TOD program helps to accelerate housing supply by providing 
opportunities for walkable, well-located housing. The proposed 
development seeks to utilise this program to contribute to the housing 
supply whilst providing affordable housing/  

Guidance to Transport 
Oriented Development 

The Guidance to Transport Oriented Development (TOD) document 
outlines new planning controls aimed at increasing housing density and 
improving accessibility around key transport hubs.  

Low and Mid-Rise Housing 
Policy 

The Low and Mid-Rise (LMR) Housing Policy aims to deliver more diverse 
and affordable housing across the state by providing a suite of legislative 
reforms that guide residential development towards greater density in well-
located and accessible areas.  
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Strategic Plans  Comments  

Ku-Ring-Gai  Development 
Control Plan 

Appendix 2 contains a Statutory Compliance table which assesses the 
proposal against the provisions of the Ku-Ring-Gai Development Control 
Plan. 

It should be noted that the current controls in the Ku Ring Gai Development 

Control Plan do not reflect the changing character of Ku Ring Gai LGA as 

well as Sydney as a whole. Changes to planning controls, in particular the 

Infill Affordable Housing provisions and the TOD provisions, are allowing for 

higher density residential developments around transport hubs. Killara, as 

well as much of the LGA, currently primarily features low density 

developments, characterised by single family homes on larger blocks. When 

considering the strategic context of the site and the intended future character 

of the locality, these recently introduced planning controls should be 

considered. Whilst the planning controls in the KDCP are still applicable, 

there are instances of some non-compliances due to the controls not 

reflecting the new state provisions.  

Ku-Ring-Gai  Local 
Strategic Planning 
Statement 

The Ku-Ring-Gai Local Strategic Planning Statement (LSPS) outlines the 
vision and planning priorities for Ku-Ring-Gaiôs future development. The 
LSPS emphasises local infrastructure, housing, local character and 
heritage.   

The proposed development provides much-needed affordable housing 
options located close to public transport services, contributing to the LSPS 
goal of providing affordable housing that strengthens the local residential 
community and of providing housing close to transport facilities to meet the 
existing and future requirements of a growing, changing community.  

The development has been carefully designed to integrate and complement 
the existing character of Stanhope Road, as well as respecting the 
adjoining local heritage items and HCA. The development aligns with the 
LSPSôs focus on managing growth in a way that conserves and enhances 
Ku-ring-gaiôs unique visual and landscape character.  

Connecting to Country 
Framework 

The Connecting to Country Framework acts as a guide for developing 
connections with Country to inform the planning, design, and delivery of 
built environment projects in NSW. Connection to Country will be 
incorporated throughout the lifecycle of the proposal and has formed part of 
the design development process. Further detail is provided in Section 3.4. 

2.3 Key Features of the Site and Surrounds 

2.3.1 Site Context 

The site is located approximately 14km north west from the Sydney central business district (CBD). The site 

and surrounding context are shown in Figure 4.  



 

8 
 

 

Figure 4: Site Context (Source: PBD Architects) 

The site is in the suburb of Killara, with the Ku-Ring-Gai LGA. Killara is largely characterised by large free-

standing houses as well as some areas of medium to high density apartments along Pacific Highway and 

near Killara Train Station. The site is surrounded by residential development and is within 500 walking 

distance of Killara Train Station. To the south and west of the site is largely low density, detached residential 

dwellings, and to the east, and immediately north of the site comprises mid-rise residential flat buildings.  
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Figure 5: Photograph looking south taken from Marian Street 
showing the Marian Street Theatre and the adjacent new apartment 

building (5 storeys). 

 

Figure 6: Photograph looking west taken from Marian Street. View towards 
24 Marian Avenue (left) and new apartment building adjacent (5 storeys). 

 

Figure 7: 12 Stanhope Road (Source: Gyde) 

 

Figure 8: 6-8 Culworth Ave, looking south-west (Source: Gyde) 
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Figure 9: Killara Train Station (Source: Google Maps) 

2.3.2 Site Description 

The site is located at 10, 14 and 14a Stanhope Road, Killara  and is legally described as follows. 

Table 3: Site Details 

Address Lot and DP 

10 Stanhope Road, Killara Lot B DP326483 

14 Stanhope Road, Killara Lot 1 DP224907 

14A Stanhope Road, Killara Lot 2 DP224907 

Total Site Area: 7,864sqm  

The site is currently occupied with dwelling houses and associated development such as swimming pools, 

tennis court and gardens.  

An aerial view of the site is provided in Figure 10. 
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Figure 10: Aerial site view, outlined in red (Source: Nearmap) 

Photos of the site are provided in the figures below. 
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Figure 11: 14 Stanhope Road (Source: Gyde) 

 

Figure 12: 14a Stanhope Road (Source: Gyde) 

 

Figure 13: 10 Stanhope Road (Source: Gyde) 
 

Figure 14: Driveway to 10 Stanhope Road (Source: Gyde) 

 

Figure 15: Rear of 14a Stanhope Road (Source: Gyde) 

 

Figure 16: Rear of 10 Stanhope Road (Source: Gyde) 
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Pedestrian and Vehicle Access and Transport 

The site is located in Stanhope Road, approximately 450m from Killara Train Station providing excellent 

transport options for local residents. The Transport Impact Assessment prepared by McLaren Consultants 

(Appendix 29) provides an overview of the existing transport, traffic, and access conditions for the site which 

is summarised below. 

Road Network  

Stanhope Road is classified as a suburban connector street and has a 10m wide carriageway with two-way 

traffic flow and kerbside parking on both sides of the road.  

The site is near the Pacific Highway, a classified State road which serves as a major north-south arterial link 

in close proximity to the site, providing connectivity between the Warringah Freeway and M1 Pacific 

Motorway. The Pacific Highway is situated approximately 175m west of the subject site, as the crow flies. It 

is approximately an 18m wide carriageway with 6 traffic lanes.  

Werona Avenue, east of the subject site over the train line is an unclassified collector road which connects 

the site to the broader road network. 

Rail Connectivity  

The site is located less than 10 minutesô walk from Killara heavy rail station. The heavy rail service provides 

frequent train services for T1 North Shore, Northern, and Western Line. During peak hours, T1 trains travel 

from Killara to the Sydney CBD, northern and western suburbs arrive at the station approximately every 

three to five minutes. 

In addition, Killara Station is located only three stops away on the T1 heavy rail line from Chatswood, where 

passengers can interchange with the Sydney Metro service. Sydney Metro is a major public transport 

infrastructure project currently in the construction phase within proximity of the subject site. The Sydney 

Metro City and Southwest metro line which opened in August 2024 provides for significantly improved 

connectivity from the southwest and Sydney CBD to Chatswood and the northwest. 

Active Transport 

There is a well-established network of pedestrian facilities in the vicinity of the site, with paved footpaths 

provided on both sides of Stanhope Road and adjacent roads. The site also benefits from being surrounded 

by a number of formal pedestrian crossings.  

Stanhope Road and Werona Avenue are bike friendly routes. Cyclists may travel north/south on Werona 

which has a 50km/h speed limit. 

Topography 

The site survey prepared by Total Surveying Solutions (TSS) (Appendix 6) indicates the site is slopped 

towards the northern portion of the site. The site has a relative level (RL) of 120.09 Australian Height Datum 

(AHD) at the south-eastern corner of the site at Stanhope Road and falls towards the rear to a RL of 111.99 

AHD in the north-eastern corner and 113.59 AHD in the north-western corner.  
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Figure 17: Subject site survey (Source: TSS) 

 Soils and Geotechnical 

The Geotechnical Investigation Report (GIR) (Appendix 21) prepared by Morrow Geotechnics Pty Ltd 

(Morrow) confirms that the site is characterised by fill/topsoil and residual overlying Shale and Laminite 

bedrock. Figure 18: Subsurface Conditions on Site (Source: Table 1 of GIR, Morrow)Figure 18 below shows 

the subsurface conditions found on site from the borehole testing. The fill/topsoil has an approximate depth 

range of 0.0m ï 1.2m, followed by the residual clay at 0.7m - 3.2m and then shale from 2.0m ï 12. 20.2m 

 

Figure 18: Subsurface Conditions on Site (Source: Table 1 of GIR, Morrow) 
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Based on the findings of the Geotechnical Investigation Report (Appendix 20), it is anticipated the proposed 

bulk excavation will be up to 6.5m in fill/topsoil, residual clay and shale (Class V/IV). Refer to the 

Geotechnical Investigation Report (Appendix 20) for further details.  

Flooding 

The site is within the Middle Harbour Southern Catchment which covers approximately a 9.7km2 area that 

drains to Middle Harbour estuary to the east. However, the site is not located on any flood prone land or in a 

flood planning area as confirmed by the Section 10.7 Planning Certificate.  

Biodiversity 

The site is identified as containing biodiversity values in the north-eastern and south-eastern corners as 

shown in Figure 19 below. The biodiversity values are understood to be associated with the Blue Gum High 

Forest which is a common tree found in the Ku-Ring-Gai area. These trees provide important habitat and 

shelter for native animals including the Grey-headed Flying Fox and Glossy Back Cockatoo which are both 

endangered species.  

 

Figure 19: Biodiversity Values Map, site outlined in red (Source: NSW Planning Portal Spatial Viewer) 
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Figure 20: Image of Blue Gum High Forest trees at the rear of the subject site (Source: Gyde Consulting) 

A Biodiversity Development Assessment Report (BDAR, Appendix 12) prepared by Keystone Ecological is 

submitted with this application which provides an assessment of the proposed developments impact on 

native vegetation within the subject site. This is also discussed in further detail in Section 6.1.7. 

Heritage 

The site does not contain any heritage items under the KLEP and State Heritage Register. The site is 
however partially located within the Stanhope Road Conservation Area (14 Stanhope Road). The site is 
located within the vicinity of the following heritage items as show in Figure 21. 

¶ Item #I388, ñDwelling Houseò, 12 Stanhope Road  

¶ Item #I387 ñDwelling Houseò, 7 Stanhope Road  

¶ Item #I386 ñDwelling Houseò, 6 Stanhope Road  
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Figure 21: Heritage Map (Source: NSW Planning Portal) 

An assessment of the heritage significance of the site is provided in the Heritage Impact Statement 
prepared by Urbis (Appendix 21) and discussed in Section 6.2.14.  

Acid Sulfate Soils 

The KLEP Acid Sulphate Soil Map indicates that the site lies within a Class 5 area. The site is surrounded by 

Class 5 soils and therefore, the carrying out of works will not disturb, expose or drain acid sulfate soils as per 

Clause 6.1 of the KLEP. 

2.4 Future Site Context 

The site description above represents the site in its current form at the time of writing this EIS.  

Killara is identified as a Transport Oriented Development Area which is a land use planning approach to 

encourage sustainable and mixed-use development around transports with the aim of creating vibrant and 

walkable communities. New higher density residential and commercial development are likely to occur in the 

area, mostly orientated around key public transport and sustainable transport hubs. This policy program will 

enable Killara to become a sustainable, liveable neighbourhood with good access to transport, employment 

opportunities and scenic open space. 

Figure 22 shows the sites in Killara identified as TOD sites, which are therefore eligible for a height of up to 

22m and an FSR of 2.5:1 for a residential flat building. As a result, the height and density of the area within 

400m of Killara Train Station, including buildings surrounding the site, is likely to increase as the TOD 

provisions are implemented. The site is surrounded by medium to high density residential development 
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including to the north, north-east and north-west. The site context is likely to transition further over the next 

20 years towards higher density surrounding Killara station, enabling the faster delivery of much needed 

market rate and affordable housing in well-located areas.  

 

Figure 22: Extract of TOD Map, site outlined in red (Source: NSW Legislation) 

Other Site Considerations  

The site and immediate surrounds are not mapped as being in the following areas: 

¶ Bushfire affected land.  

¶ Flood affected land.  

2.5 Consideration of Cumulative Impacts 

To understand whether the proposal is likely to generate cumulative impacts with other developments, we 

have undertaken a review of nearby relevant proposals/approvals and included a summary in Table 4 below. 
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Table 4: Nearby Projects 

Address Application No. Description of Development Distance from 
Site (on foot) 

Council DA Tracker 

4 Culworth 
Avenue, Killara 

 

MOD0168/16 Modification to DA0088 14 Proposing minor 
change to balconies matte gloss panels to 
be changed to solid masonry walls 

270m 

8 Culworth 
Avenue, Killara 

 

DA0350/08 Demolition of existing dwellings then 
construction of 3 residential flat buildings 
comprising of 63 units plus residential car 
parking 

300m 

12 Culworth 
Avenue, Killara 

MOD0011/23 Modification to DA0176 21 to trim Tree No. 
29 by 40 

350m 

2 and 2A Marian 
Street, Killara 

 

DA0144/20 Significant alterations and additions to 
upgrade Marian Street Theatre 249 seats, 
including new theatrette 63 seats, new 
rehearsal space 60 seats, cafe, lifts, 
signage, amendments to loading and 
parking arrangements, extensive 
landscaping works to adjoining Selkirk Park 
to include tree removal, accessible 
pathways and new outdoor amphitheatre 50 
seats 

500m 

8 Marian Street, 
Killara 

 

MOD0096/20 Modification to Land Environment Court 
Approval 356529 of 2017 DA0403 17 
proposing alterations including relocation of 
affordable units and changes to external 
facade - SEPP Affordable Rental Housing 
2009 - Integrated Development Water 
Management Act 

550m 

MOD0160/21 Modification to Land and Environment Court 
Approval 356529 of 2017 DA0403 17 and 
MOD0096 20 reducing the number of 
apartments from 31 to 28, lowering of 
Basement 2, ramp changes and associated 
internal and external changes - SEPP 
Affordable Rental Housing 2009 - Integrated 
Development - Water Management Act 

2 Stanhope Road, 
Killara 

DA0036/16 Create return driveway in semi circle, move 
gate posts and footpath crossing - heritage 
item within heritage conservation area 

<100m 

585 Pacific 
Highway, Killara 

 

DA0925/10 Demolition of existing dwellings and 
construction of a residential flat building 
comprising 43 units, basement car parking 
and associated landscaping 

350m 

589 Pacific 
Highway, Killara 

DA1126/07 Strata subdivision 450m 

30 Marian St, 
Killara 

MOD0143/10 

 

 

Modification of Court Consent issued for 
DA0350 09 proposing deletion of Condition 
33 relating to signage fee 

550m 
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Address Application No. Description of Development Distance from 
Site (on foot) 

MOD180/10 Modification application lodged with the 
Land and Environment Court of Court 
Consent issued for DA0350 09 proposing 
changes to fenestration and balustrades. 

As per the table above, there have been several developments with 600m of the subject site, particularly 

within the block. These include several multi-unit or residential flat buildings with subsequent modifications. 

However, a review of the Ku-ring-gai Local Planning Panel meeting agendas and the Major Projects portal 

revealed no projects in the vicinity of the of the subject site. In addition, no SSDAs using the TOD provisions 

have been lodged in Killara at the time of writing this report. 

The surrounding area of the site is characterised by a mix of dwelling hours and residential flat buildings. 

Development fronting Pacific Highway to the west consists of 3-5 storey multi-unit dwellings with pitched 

roofs, with aerial imagery suggesting these were constructed prior to 2009. 8-12 Culworth Avenue and 10-14 

Marian Street are also 4-6 storeys in height, from the street. The proposed medium density development is 

consistent with the surrounding land uses. As the site and surrounds are identified within the TOD and in-fill 

housing provisions, over the next 20 years many of the surround sites which consist of single dwellings may 

be redeveloped in accordance with the State governments desired future character of the area, as envisaged 

by recent planning reforms.   

As such, it is unlikely that the proposal will generate cumulative impacts with other developments in the 

surrounding area in the short term. Should areas surrounding the site be redeveloped for additional height 

and FSR under the TOD provisions, this would deliver the future desired character of the area and are 

therefore not considered to have a significant or negative cumulative impact in the long term.   

2.6 Alternatives Considered 

During the design phase, DPHI undertook an analysis to identify and evaluate options to determine the most 

suitable design. The options considered are outlined in Table 5. 

Table 5: Options Considered 

Option Description  

1. Do Nothing The óDo nothing; Scenario would result in the site being left vacant as a large, 
single dwelling or underutilised.  

The site is a key part of the TOD program identified for greater density to 
encourage more residential development in accessible locations. The óDo 
nothingô scenario would be a lost opportunity to provide much needed diverse 
and affordable housing within Killara and Ku-Ring-Gai.  

Therefore, it is evident that the óDo Nothingô scenario is inconsistent with local 
and regional strategic context regarding affordable housing and transport 
orientated development.  

2. KLEP compliant 
Scheme  

Residential flat buildings are not permitted in the R2 Low Density Residential 
Zone under the KLEP. The highest possible yield at the site would be single 
dwelling houses which could not delivery any affordable housing near public 
transport. 

Given the strategic context, the sitesô location 450m from the Killara Train 
station and demand for affordable housing within the region, this scenario does 
not result in the most desirable outcome as it does not address affordable 
housing needs. 

3. TOD Compliant 
Scheme 

This scenario would deliver residential development orientated towards 
sustainable travel, aligning with the TOD program.  
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Option Description  

However, this scenario would still only deliver 2% affordable housing provision 
and therefore would still not result in the most desirable outcome as only up to 
2 dwellings would be affordable housing.  

4. TOD + In-fill Scheme This scenario would deliver residential development benefitting from both the 
TOD and In-fill Affordable Housing bonuses of the Housing SEPP which are 
applicable to the site.  

This scenario would deliver 17% affordable housing (15% (12 units) for a 
period of 15 years and 2% (2 units) in perpetuity) in an accessible location 
being within 450m of Killara Train Station. This scenario aligns well with both 
the local and regional strategic context to deliver more diverse, affordable 
housing and housing within well-located, accessible areas.  

Significant analysis was undertaken for this scenario to minimise impacts on 
neighbouring amenity, particularly with regard to solar access and 
overshadowing to ensure a successful outcome would be achieved.  

Of the four options, Option 4 is preferred and is generally consistent with what is proposed under this SSDA. 

This option was preferred as it involved delivering 17% affordable housing provision (equivalent to 14 units) 

in an accessible location, therefore closely aligning with local and regional strategic context to deliver 

diverse, affordable housing in accessible and well-located areas.  
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3. Description of Proposed Development 

3.1 Overview 

The proposal seeks to utilise the provisions of Chapter 5 of the Housing SEPP relating to TOD which allows 

for a maximum FSR of 2.5:1 and a maximum building height of 22m for sites within a Transport Orientated 

Development Area.  

The proposal also seeks to utilise the provisions of Chapter 2, Part 2, Division 1 of the Housing SEPP for in-

fill affordable housing which enable a 30% FSR and height incentive subject to providing 15% of the total 

GFA as affordable housing. The Housing SEPP related floor area and height proposed as part of this 

application are in addition to the gross floor area and building height provisions applicable to the site 

according to Chapter 5 Transport Orientated Development of the Housing SEPP.  

The TOD and in-fill affordable housing components of the proposal will be managed by a registered 

community housing provider (being Echo Realty) in perpetuity (TOD) and for a minimum of 15 years (In-fill) 

respectively commencing on the day an occupation certificate is issued. 

Specifically, this SSDA seeks approval for:  

¶ Demolition of all existing buildings and structures on site; 

¶ Site preparation works, excavation and tree removal (T9 and T12); 

¶ Construction of a residential flat buildings (RFB) development comprising of; 

o 3 buildings, ranging from part 5/6 storey to 9/10 storey at the rear of the site 

o 135 residential apartments inclusive of 26 affordable apartments 

o 1.5 levels of basement car parking 

o Associated landscaping and public domain works 

An overview of the key elements of the proposed development is provided in Table 6.  

Table 6: Summary of Key Elements 

Proposal Element  Description Section 
Reference 

Project Area 7,864m² N/A 

Project Description Construction of 3 residential flat buildings, ranging from part 
5-6 storey and 9-10-storey at the rear, including:  

¶ Demolition of all existing buildings and structures on 
site; 

¶ Site preparation works, excavation and tree removal (T9 
and T12); 

¶ Construction of 1.5 basement levels including 195 
parking spaces and 149 bicycle spaces with access 
from Stanhope Road 

¶ Construction of a part 5/6 storey to 9/10 storey at the 
rear of the site residential flat building comprising 3 
buildings, including 135 dwellings comprising of a mix of 
1, 2, 3 and 4 bedroom apartments and  

ï 3 buildings, ranging from part 5/6 storey to 9/10 storey 

at the rear of the site 

3.1 
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Proposal Element  Description Section 
Reference 

ï 135 residential apartments inclusive of 26 affordable 

apartments 

¶ Associated landscaping works and communal open 
space   

Vehicular Access One vehicular entry/exit is provided for the site on the 
eastern boundary from Stanhope Road. Access will be 
provided to the basement and will have a two way ramp to 
access lower basement levels. 

3.5.6 

Affordable Housing The development provides 26 affordable housing units, 
which equates to 17% of overall units.  

3.1 

Registered Community 
Housing Provider 

Echo Realty  3.1 

Dwelling Mix  4 X one-bedroom apartment 

40 X two-bedroom apartment (4 of which is affordable) 

83 X three-bedroom apartments (22 of which are 
affordable)  

8 X four-bedroom apartments  

3.1 

Additional Matters 

Site Remediation  FES was engaged to undertake a Detailed Site Investigation 

at the subject site (Appendix 28). In summary, the 

investigation found that no contamination over the adopted 

guidelines was encountered on site and therefore the site is 

suitable for the proposed development.  

3.6.2 

Physical layout and 
design  

The proposed design involves a 7-9-storey residential flat 
building across 4 blocks. The development comprises:  

¶ a well considered and efficiently designed block forms 
articulations through materiality and spatial definitions.  

¶ Central courtyard with substantial volume that allows 
visual and community connections  

¶ Communal roof providing shared open space that 
enhances resident well-being, social interaction and 
sustainability.  

3.5 

Uses and Activities. Site 
Description 

Residential: 60 X 3-bedroom units, 1 X 2-bedroom units 
and 1 X 1-bedroom units.  

Basement Parking: 4 levels of basement parking will be 
provided, comprising 123 residential spaces, 13 visitor 
spaces, 2 car wash spaces, 10 motorcycle spaces and 69 
bicycle spaces.  

Communal Open Space: 761m² of communal open space 
is provided on the ground floor (532m²) and roof terrace 
(230m²).   

3.6 

Staging, timing and 
sequencing  

Construction activities will occur over a 24-month period 
once consent is obtained. The development will not be 
staged. 

3.7 

Estimated Development 
Cost 

An EDC Report has been prepared by Altus Group 
(Appendix 18) in accordance with Planning Circular PS-24-
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Proposal Element  Description Section 
Reference 

002 Changes to how development costs are calculated for 
planning purposes.  

The Estimated Development Cost is $103,354,837 
(excluding GST).  

A more detailed description of the key elements of the proposal is provided in the following sections.  

3.2 Project Area 

The óproject areaô includes 10, 14 and 14a Stanhope Road, legally described as Lot B in DP326483 and Lots 

1 & 2 in DP224907 respectively. The project area comprises an irregular shaped lot with a site area of 

7,864m².  

The project area is bound by Stanhope Road to the south, residential flat buildings to the north and north 

west and dwelling house to the east and west. The site fronts Stanhope Road with two separate vehicular 

access points. The project area is shown in Figure 23.  

 

Figure 23: Site Plan (Source: PBD Architects) 
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3.3 Contamination 

The findings of the Detailed Site Investigation (Appendix 28) conclude that based on observations made 

during the field investigations, the sampling and analysis program conducted at the site, the proposed land-

use and with respect to relevant statutory guidelines, the site is suitable for the proposed land-use as and 

further assessment and/or remediation and validation is not warranted.   

3.4 Connecting to Country 

An understanding of the relevance and importance of the Aboriginal cultural landscape is fundamental to 

sensitive cultural design development aligning with the Connecting with Country principles. 

Connecting with Country advice has been prepared for this project by Austral Archaeology (Appendix 14) 

which responds to the NSW Government Architectôs Connecting with Country Draft Framework (2023). The 

consultant has confirmed that the proposed residential development aligns with the cultural values and 

consultation outcomes documented in the Aboriginal Cultural Heritage Assessment (ACHA) (Appendix 7).  

The design seeks to instil fundamental principles of leaving Country in a better state. Some of the 

opportunities currently being explored are:  

¶ Curved and organic circulation paths that evoke traditional movement through Country. 

¶ Selection of culturally relevant, endemic species within landscape zones.  

¶ Provision of outdoor areas suitable for reflection, gathering, and future cultural use.  

¶ Layered design narratives that embed stories of place through materials, planting, and form. 

The Architectural Design Report (Appendix 5b) has sought to closely align the design with the Connecting 

with Country framework. The principle of engaging with Country has been emphasised through the 

integrated of landscape design and plant species selection. These elements will reflect and honour cultural 

and environmental significance of the area through thoughtful landscaping and design. The report notes the 

following strategies for understanding, designing and caring for Country: 

¶ Understanding Country 

o Interpretive signage, pavement markers or sculptural elements referencing local language or 

landscape narratives (subject to stakeholder input). 

o Inclusion of a formal Acknowledgement of Country at key building entry points or communal 

spaces. 

¶ Design principles 

o Curved and organic circulation paths that evoke traditional movement through Country. 

o Selection of culturally relevant, endemic species within landscape zones. 

o Provision of outdoor areas suitable for reflection, gathering, and future cultural use. 

o Layered design narratives that embed stories of place through materials, planting, and form. 

¶ Caring for Country 

o Use of endemic and culturally significant plantings, guided by seasonal knowledge and 

maintained through appropriate stewardship. 

o Inclusion of Aboriginal consultants and businesses in post-approvalproject phases to support 

economic participation and intergenerational knowledge transfer. 

o Interpretive or cultural infrastructure (e.g., storytelling spaces, artwork sites) that can evolve 

over time with community input. 
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3.5 Physical Layout and Design 

The proposed design will deliver a residential community of 142 dwellings (including 24 affordable units), 

within Killara, offering a mix of dwellings and communal open space and landscaping for residents.   

As detailed in the Design Report (Appendix 5b), the development delivers:  

¶ A seamlessly integrated design with the existing neighbourhood and streetscape with the built form 

being sensitively scaled down to respond 

¶ Sustainable features that are energy-efficient to ensure environmental living that meets the needs of 

the community whilst minimising environmental impacts  

¶ Generous outdoor spaces including balconies or terraces for each apartment and deep soil 

landscaped areas to help filter views and enhance the siteôs aesthetics  

The proposed building form and scale delivers a development that is generally in compliance with the bonus 

provisions of the TOD and in-fill affordable housing of the Housing SEPP. The height non-compliance is 

largely as a result of the project being focused on protecting the heritage significance of the dwelling at 12 

Stanhope Road and the Stanhope Road Conservation Area. The proposed development is substantially 

below the maximum building height requirement at the frontage of the site and exceeds the maximum 

building height requirement at the rear of the site where the impacts are reduced and negligible. This is 

discussed further in the clause 4.6 variation request in Appendix 4.  

The buildings have been designed to consider the existing site constraints and be respectful to the 

surrounding heritage items along Stanhope Road. The development ensures that trees of biodiversity value 

are retained and enhanced through deep soil landscaping, responding to the heritage items adjoining the site 

and ensuring overshadowing has been minimised and achieving the objectives of the ADG. The 

development results in a high-quality built form that responds to the desired future character of the area by 

delivering greater density in proximity to Killara station. 

The materials and finishes chosen for the development have been designed to situate the buildings 

appropriately with the existing streetscape. The cream brick cladding on external walls is contrasted with 

darker metal cladding on the balconies to create a visually engaging façade that adds depth and articulation 

while complementing the surrounding built form. The top levels are setback to minimise the visible bulk of the 
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building and provide visual interest through the use of a light-grey textured external wall. The materials have 

been selected to be site-responsive and contextually appropriate. 

 

Figure 24: Photomontage, Stanhope Road (Source: PBD Architects) 

3.5.1 Construction of New Buildings  

The proposal involves the construction of a new residential flat building as described below:   

¶ Construction of 2 basement levels including 195 car parking spaces with vehicular access via the 

existing driveway on Stanhope Road;  

¶ Construction of a 3 buildings across the site with from 3 storeys at the street frontage to 10 storesy 

are the rear given the topography of the site. This includes 135 apartments comprising a mix of 1, 2, 

3 and 4 bedroom apartments; and 24 affordable units;  

¶ Communal open spaces on the lower ground floor 1, level 2 and level 4; and  

¶ Landscaping works  
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3.5.2 External Materials and Finishes  

The choice of materials and façade treatment in the design proposal have been incorporated in response to 

the surrounding environment and context. The Architectural Design Report (Appendix 5b) outlines the 

following in terms of external materials and finishes:  

¶ By incorporating a brickwork façade at the podium levels on each building and high quality materials, 

the proposal aims to deliver a high-performance, durable building that ensures long-term value for 

both investors and the community. 

¶ All external materials have been thoughtfully selected for their suitability to the immediate context, as 

well as their quality and durability. 

¶ By choosing materials that complement the local environment, the design ensures long-term 

sustainability while maintaining a strong visual connection to the area's identity 

¶ The materials, planting and built form layer design narratives that embed stories of place 

¶ The facade's design employs variations in planes, slab projections, thickness, and textures, creating 

an engaging visual experience. 

 

Figure 25: Materials and Finishes (Source: PBD) 

3.5.3 Landscaping and Outdoor Recreation  

Landscape plans have been prepared by Studio IZ and are provided at Appendix 24. The Landscape Plans 

have attempted to respond to the site, local region and ecology specific to the site and surrounds. The 

proposal seeks to retain majority of the existing vegetation on site including mature trees that surround the 

site bounds, creating a buffer to the surrounding sites. The development includes a series of 

terrace/courtyard areas and retained the existing lawn to provide outdoor recreation space for future tenants 

A kids play are is to be located between Building A and B connected to the buildings via a series of 

interconnected pathways. The landscaped areas have been designed to encourage social interaction, play 

and respite through the inclusion of bar seating, bench seating and a BBQ area.The design has sought to 
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mirror the local landscape while contributing to the urban character, visual quality and biodiversity of the 

area. 

The overall design aims for an environmental and socially sustainable landscape and to integrate the 

landscape with the buildings architecture and function, activating the site and creating a great space to 

socialise, relax and connect to nature.  

The trees and vegetation have been selected to suit the various microclimatic conditions and site 

requirements, incorporating local native and indigenous species whilst considering Council's weed 

management policy and the local Indigenous plant list. 

 

Figure 26: Exert showing landscaped area for Building A 
(Source: Studio IZ) 

 

Figure 27: Exert of Landscape Plans shown lawn area and 
kids play space (Source: Studio IZ) 

3.5.4 Tree Removal  

The Arboricultural Impact Assessment Report (Appendix 9) has identified 2 trees for removal being T9 and 

T12. The design process has undertaken extensive assessment to maintain and minimise incursions where 

possible on site, however these two trees recommended for removal are not reflective of significant 

vegetation and encroach on the western corner of the development. Positively, majority of the trees on site 

are being retained and do not have significant encroachments that may impact health. Refer to the 

Arboricultural Impact Assessment for further detail.  
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Figure 28: Tree removal details (Source: NSW Trees) 

3.5.5 Ecologically Sustainable Development 

An Ecologically Sustainable Development (ESD) Report (appendix 18) and Estimated Employment 

Generation details (Appendix 19) have been prepared by Altus Group (Appendix 19). The report summarises 

the ESD aspects for the proposed development, outlining the projects strong commitment to ESD, especially 

for items such as thermal comfort, water, energy, waste, materials, transportation, management and 

landscaping. The key strategies are discussed in more detail in Section 6.2.9 of this EIS.  

3.5.6 Vehicular Access 

The proposed development provides vehicular access into the basement levels via a two-way driveway, 

utilising the existing driveway on Stanhope Road. This access point has been selected to minimise 

construction, conflicts with pedestrians and general traffic along Stanhope Road. 

The Transport Impact Assessment includes swepth path analyses for small rigid vehicles including in the 

loading bay, maneuvring and entry and exit points. The analysis confirms that the basement and driveway 

satsifies councils requirements. Figure 29 below shows that the SRV can suitably enter and exit the site in a 

forward-facing manner to ensure safety and compliance with the relevant standards.  
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Figure 29: SRV Vehicle swept paths (McLaren Consultants) 

3.5.7 Car Parking 

The application seeks consent for a 2 level basement accessed via Stanhope Road. The car parking 

provisions will provide a total of 195 parking spaces, including: 

¶ 166 residential car parking spaces 

¶ 29 visit car parking spaces 

¶ 2 car share parking spaces   

3.5.8 Pedestrian Access 

Direct street entries for pedestrians will be via two residential access points, both located on the ground floor. 

Dwellings on Lower Ground Floor 2 will be accessed via lifts and stairs connected to a central lobby on 

Lower Ground Floor 1. 
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3.5.9 Bicycle Access and Parking 

Bicycle parking spaces have been provided at calculations in accordance with the DCP requirements. The 

proposal provides a total of 149 bicycle spaces being 135 for residents and 14 for visitors. Spaces are 

accessible via Basement 1 and residential spaces are located within secure storage to encourage active 

travel whilst maximising safety.  

3.5.10 Service Vehicle Access 

The loading area can be access via Stanhope Road and is situated adjacent to the waste bin holding room. 

The space is 3.5m x 6m with a minimum manoeuvring area of 7m wide which satisfies Councilôs 

requirements. Swept path tests for a 6.4m long Small Rigid Vehicle (SRV) have been undertaken and 

demonstrated in Figure 29 above.  

Figure 30 below shows the loading bay area located on the Lower Ground Floor 1.  

 

Figure 30: Exert of Lower Ground 1 showing loading bay (Source: PBD) 

3.6 Uses and Activities 

The proposed development is for residential use, contributing to the existing residential character of the area 

and the desired future character of the area as a transport orientated development area.  

In terms of construction and operation activities, the project involves various tasks and processes. These 

include excavation for basement levels, earthworks, processing, storage, and handling of materials required 

for construction, as well as waste disposal management.  

3.6.1 Demolition 

The site currently contains a 3 two-storey dwellings which are proposed to be demolished to facilitate the 

proposed development. The removal a class alfresco, pool and trees 9 and 12 is also required which are all 

located on north-western corner of the site. Refer to the demolition plans for further detail 

3.6.2 Excavation  

It is expected that the finish floor level (FFL) will be at about RL109.75, with a maximum depth of 9.7m of 

excavation. The PSI prepared by Morrow (Appendix 27) has tested and assessed the sub-surface conditions 

of the site. 
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3.6.3 Construction 

The works will be carried out during normal construction hours unless otherwise permitted. Indicative work 

hours are as follows:  

¶ Weekdays: 7:00am ï 6:00pm  

¶ Saturdays: 8:00am ï 1:00pm  

¶ Sundays and public holidays: no work permitted.  

Any proposed onsite work outside of these hours will be required to be approved by Council or the private 

certifier. Construction traffic management shall be undertaken in accordance with an approved construction 

traffic management plan prepared following determination of the application.  

3.6.4 Waste Management 

The Waste Management Plan prepared by Dickens Solutions (Appendix 31) details the construction 

demolition and operational waste management strategies proposed. The report provides a range of 

measures to mitigate environmental impacts across various phases of the project.  

In summary:  

¶ During the demolition and construction stage of the project, an area will be set aside on the site as a 

compound for the on-site storage of materials prior to their removal from the site. 

¶ A garbage chute system will be incorporated into the 3 buildings containing separate waste and 

recycling compartments. 

¶ Bulky waste storage area is provided in lower ground floor 2.  

¶ All waste and recycling collection services will be provided from a collection point located in the 

south-eastern corner of lower ground floor 1.  

Further details of the waste management practices of the site are provided in Section 6.2.10 of this EIS.  

3.6.5 Infrastructure and Services 

The site has access to all required utilities and services required to construct and operate the proposed 

development.  

Stormwater  

There is an existing stormwater line that runs along the western boundary of No. 10 Stanhope Road and 

traverses from west to east. Number 14A Stanhope Road has several stormwater pits and a stormwater line 

running from the frontage in a north-east direction, finishing before the current building on site. Number 14 

has a stormwater line that runs from the north-western corner of the site to a pit located near the current 

flower peds on the western site of the lot.  

The proposal includes several stormwater lines to the on-site detention (OSD) tank. The OSD is proposed to 

be located at the rear of the site, parallel to the western boundary. Refer to the Stormwater Plans (Appendix 

23b) for full details. 

Sewer Drainage  

There is an existing sewer main that runs along the western boundary of 14 Stanhope and follows the 

boundary line between 10 and 14 Stanhope, travelling east to west across the street.   
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3.7 Staging, Timing and Sequencing 

The sequencing of the development is anticipated to comprise of the excavation and earthworks, 

construction of the building structure (generally in sequence of basement and residential structure), and final 

fit-out and furnishing and landscaping. The development will not be staged. 

Construction activities will occur over a 42-month period once consent is obtained. The works will be carried 

out during normal construction hours unless otherwise permitted. 

 

  
































































































































































































