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The Local Government Area of Ku-ring-gai is often noted for its observation of ‘garden
city’ style planning principles that have led to the establishment of many grand
homesteads on large land allotments throughout the locality. Many of these buildings
were constructed in the early 1900’s and have been recognized for their heritage value.
Furthermore, the development of the area has traditionally respected and incorporated the
characteristics of the natural environment, particularly through the retention of the tree
canopy. However, recent pressures that the State Government has placed on Ku-ring-gai
to absorb the housing requirements of Sydney through the introduction of residential flat
buildings has been met with great resistance by the local community. Although much of
this concern appears to relate to the impacts these buildings will have upon the visual
character and amenity of the area’s landscape and existing infrastructure resources, some
evidence exists to suggest these are not the primary concerns of residents. The aim of this
thesis is to investigate whether the concerns residents appear to have for these issues are
of a greater, equal or lesser importance than the impacts the changes to the area may have
upon the potential market value of their properties.
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Chapter 1:

In this Chapter, an introduction to the thesis topic is provided.

Introduction

This has been accompanied by an overview a brief overview of
the Ku-ring-gai Local Government Area and the content of
the project as a whole.

1.1 Introduction: the local impacts of Sydney’s metropolitan expansion
Sydney’s urban environment is incapable of continuing its’ spatial expansion forever – or
so the theory goes. “The population of Sydney and the Central Coast is tipped to grow
from the current level of 4.1 million to 5 million by 2022” (NSW Department of
Infrastructure, Planning and Natural Resources – DIPNR, 2004-1). This means that
housing for an extra 900,000 residents must be found in order to accommodate this
increase.
Notwithstanding the physical aspects that limit Sydney’s ability for perpetual urban
sprawl, particularly the Blue Mountains Escarpment to the West, the national parks to the
north and south and the coastline to the east, the NSW State Government has committed
itself to ensuring that the provision of new housing predominantly takes place in
established or “brown-fields” areas (DIPNR, 2004-1). This commitment has / is being
enforced through the introduction of urban consolidation strategies and policies such as
The Sydney Metropolitan Strategy (DIPNR, 2004-2) and State Environmental Planning
Policy No. 32: Urban Consolidation – Redevelopment of Urban Land (NSW
Parliamentary Counsel’s Office, 2006).
In what could be considered a democratic initiative on the State Government’s behalf,
“there will need to be a strong partnership between state and local government to meet
the challenges of accommodating future urban growth in a manner that brings benefit to
the community. Strategies will need to be put in place to build and bolster local
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government capacity to implement policies that support the Metropolitan Strategy”
(DIPNR, 2004-1). Basically, this means that all local government areas located within the
boundaries of the Sydney metropolitan area will be required to “play their part” in
ensuring that the future growth of Sydney is appropriately managed and sustainably
implemented. But must these urban consolidation aims and objectives of the State
Government be achieved at all costs? Is, “urban consolidation taking too high a toll on
the beauty and amenity of Sydney’s Suburbs”? (Reschi, T, 2006). If so, where do the true
concerns of residents living within these suburbs lie in relation to these impacts?
1.2 Thesis aim and objective
As mentioned above, all local government areas within the Sydney metropolitan area will
be required to contribute to the urban consolidation aims and objectives of the State
Government, including that of Ku-ring-gai. However, the willingness of residents living
within areas specifically targeted for urban consolidation to accept the changes that these
policies will bring notably varies. As noted by Michael Duffy (2006, p35), a political
commentator on the planning issues that affect NSW, in the face of seemingly inevitable
urban consolidation, “the municipality of Ku-ring-gai held out longer than most”.
Forming a key element of the discussion within this thesis, the residents of the Ku-ringgai Local Government Area (LGA) have historically exercised considerable resistance to
accommodating any form of density increase within the boundaries of the locality,
particularly in areas of residential land usage. On-going concerns over the expected loss
of the area’s visual character and amenity due to the introduction of Residential Flat
Buildings (RFBs) and other such higher density developments have frequently been
expressed by local residents, Resident Action Groups (RAGs) and the members of Kuring-gai’s Council ever since the initial directions were given for a Residential Strategy to
be produced in 1997 (NSW National Trust, 2000; KC, 2001, Carroll, A & Kitson, J,
2006; Long, D, 2006; Morello, V, 2006; Sikura, K, 2006; Guinan, E, 2006-1; Duffy, M,
2006). However, although on the surface, the concerns of these parties (raised through the
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media, public meetings and rallies, etc) appear to specifically relate to the argument that,
in order to satisfy the development / residential quotas of the State Government, “Kuring-gai will loose its’ characteristics of spaciousness and living in harmony with the
environment” (Guinan, E, 2006-2, p36), this argument may simply be a defense
mechanism for the true, under-lying interests of Ku-ring-gai’s residents.
Some sources, including that of Vincent Morello (2006-1) suggest that perhaps the
greatest concern of the residents of Ku-ring-gai may not be the likely impacts of urban
consolidation upon the character of the LGA. In actual fact, their true concern is more
likely to be the impacts that these measures will have upon the market value of their
property. As is noted by the author Donald T Allensworth (1975, p176), “the home, and
the land around it, constitute and economic interest, an important one, and they want to
protect this interest by any means available”.
Therefore, in consideration of these suggestions, the central aim of this thesis is to
investigate:
In response to the urban consolidation policies forced upon the area by the State
Government, is the character and amenity of the Ku-ring-gai Landscape of a greater,
equal or lesser concern to the residents of the LGA than the market value of their
properties?
This investigation will be supported by an analysis of the supplementary issues created
by these policies of urban consolidation, such as the ability of the existing infrastructure
networks to accommodate a significant population increase (also a frequently raised
issue), the role and value of heritage protection and the friction that has historically
existed between the State Government and the Council of Ku-ring-gai in relation to the
local planning issues. Therefore, an understanding of the following issues has been set as
the objective for this thesis:
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•

Is the often cited defence of unreasonable impacts upon existing infrastructure
networks valid or truly a concern among residents?

•

Do residents view statutory heritage listings as an acceptable means of ensuring
the visual character and amenity of the Ku-ring-gai landscape is retained?

•

Who is truly behind the conflict between Ku-ring-gai and the State Government
that has led to the forced imposition of urban consolidation policy upon the
LGA?

1.3 A synopsis of ‘The Battle for Ku-ring-gai: local values vs. State Government
interests’
The following provides an overview of the role and impact of the residential urban
consolidation movement within the LGA of Ku-ring-gai, a central focus of this thesis.
This overview also provides an outline of the structure of this thesis displaying how the
aim and objective of the project will be investigated.

Thesis Overview
Chapter 2
A historical
introduction to
the Ku-ring-gai
LGA

The history of Ku-ring-gai’s development forms the focus of
this chapter. Located on Sydney’s North Shore, “the Ku-ringgai Local Government Area covers approximately 84 square
kilometres or 8,446 hectares. The area displays a wide
variation in landscape and wildlife with significant areas of
urban bush land identified as having high conservation status.
Of the residential area, 95 percent is occupied by low density
housing” (KC, 2006-1). The LGA of Ku-ring-gai has been
identified by several credible organizations (including the
National Trust of Australia – Carroll, A & Kitson, K, 2006)
for its depth and range of twentieth century architecture.
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As quoted from KC’s Statement of Heritage Significance,
“Ku-ring-gai contains houses designed by many of Australia’s
prominent twentieth century architects which have influenced
the

mainstream

of

Australia’s

domestic

architecture

nationally, including John Sulman, Harold Joseland, Hardy
Wilson, Leslie Wilkinson and Harry Seidler” (KC, 2006-2).
As is characteristic of many areas, Ku-ring-gai has developed
outwards from its central transport corridors, specifically the
North Shore Railway Line and the Pacific Highway. The
areas that have developed around these corridors are
commonly referred to as the “spine” of the LGA. In 2000, a
study conducted by the heritage consultancy Godden Mackay
Logan (piii) noted that “within the spine areas particularly, a
number of areas both east and west of the railway line clearly
articulate the settlement pattern within this period and should
be managed as conservation areas”.

Chapter 3
Enter the State
Government –
legislative context

In
1997,
Craig
Knowles, thehas
then
Minister
for Urban Affairs
The
LGA
of Ku-ring-gai
long
been recognized
for its
and
Planning,
acting city”
through
NSWprinciples
Department
of
observation
of “garden
style the
planning
and the
Planning
(then
known
as Planning
NSW)and
exercised
will of local
residents
to protect
the amenity
characterhis
of
powers
through theThe
NSW
Environmental
&
their neighbourhood.
history
of the LGA’s Planning
development
Assessment
(EP&A Act, 1979) to instruct the
is the focus ofAct,
this 1979
chapter.
Council of Ku-ring-gai to create a Residential Strategy for the
LGA. The primary intention of this strategy was to provide an
increased amount of housing availability to accommodate the
continuing population increase of Sydney within predeveloped areas in accordance with the NSW State
Government’s policies of urban consolidation.
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In order to achieve this, the legislative provisions (known as
“zonings”) that previously only allowed land to be used for
low density residential purposes (primarily single, detached
dwellings) were ‘up-zoned’ to legally permit the construction
of higher density land uses, such as RFBs.
The accepted principles of urban consolidation require the
location of new RFBs to be within close proximity to public
transport nodes and local services (Beamer, D, 2004-1).
However, it is these areas of Ku-ring-gai that contain the
majority of the locality’s heritage buildings and potential
Urban

Conservation

Areas

(National

Trust,

2000).

Consequently, the re-zoning of much of this land has meant
that uncharacteristic RFBs are being introduced into
neighbourhoods traditionally dominated by low density
housing. Furthermore, in several cases, the land next to that
which has been ‘up-zoned’ continues to permit a maximum of
a two storey detached dwelling resulting in significant discontinuity within the streetscape. The legislative provisions
that have allowed this to occur form the focus of this chapter.

Chapter 4
A review of the
literature

The initial direction of the State Government for Ku-ring-gai
to accommodate increased housing density was met with
negative reaction from many of the LGA’s residents. These
residents have cited a variety of reasons, ranging from the loss
of character and amenity within the neighbourhoods of the
area to the inability of the existing infrastructure networks to
accommodate a significant increase in the population as the
reasons why the LGA should not be subject to urban
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consolidation of the scale required by the Minister. However,
Ku-ring-gai is not the first area to be subject to the impacts of
unwanted urban consolidation. Many cities, on both a national
and international level have been exposed to the outcomes of
urban consolidation policy with varying results. This chapter
provides an overview of the relevant literature available that
has investigated these impacts in previous similar situations.
This review has primarily been conducted as a basis for
understanding whether the cited concerns of Ku-ring-gai’s
residents are justified.

Chapter 5
Primary research
methodology

On the surface it would appear that the key reservation of Kuring-gai’s residents towards the accommodation of RFBs is
the impact these buildings will have upon the character and
amenity of their neighbourhoods. There is no doubt that this is
a fair concern as no-one wants to have unwanted development
introduced into their street.
However, some evidence exists to suggest this concern takes
a back seat to the impact that RFBs may potentially have
upon the market value of surrounding properties. But how can
this theory be tested?
This chapter provides an overview of the methodology – a
survey of Ku-ring-gai’s residents – that has been used to
achieve the aim and objective of this thesis project. This
survey was distributed to 60 households within the LGA and
contained questions designed to obtain a representative
insight into the true concerns of Ku-ring-gai’s property

Chapters 6 & 7

owners.
In Chapter 6, the findings of the survey are discussed. In
Chapter 7, these findings have been compared and contrasted

Primary
research
Chapter
1: Introduction
against the themes and issues that have appeared in the
findings and
literature reviewed in Chapter 4, those that have appeared in
consistency with
reviewed literature
local media publications and other relevant sources.
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Chapter 8
Project
conclusions

In Chapter 8, the extent to which the aim and objective of this
thesis has been successfully achieved has been discussed.
Here, conclusions have been made on how well the theory
behind the thesis aim has been proven and areas for potential
further research stemming from these findings have been
identified. This is accompanied by an analysis of the extent to
which the objective of the project has been achieved. This
chapter is also used to provide comment on the underlying
issues that have been discovered through the undertaking of
the thesis project as a whole before a final conclusion is
made.
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Chapter 2:

In this Chapter, an overview of the historical development of
the Ku-ring-gai LGA is discussed. The intention of this

A historical introduction Chapter is to provide the reader with an understanding of the
to the Ku-ring-gai LGA physical aspects of the locality, both natural and man made
before the changes that have occurred are investigated

2.1 Early history
The name “Ku-ring-gai” was derived from the aboriginal tribe of “Gurringai”, a local
tribe of the area prior to white settlement. In 1906, the name was “taken by the first local
government authority for the area, the Ku-ring-gai Shire Council” (The Ku-ring-gai
Historical Society - KHS, 1996, p11).
“Throughout the 19th Century, the settlements north of Sydney Harbour remained
isolated, rural communities, whose inhabitants were largely self-sufficient, earning their
livelihood from timber getting, fruit growing and market gardening” (The KHS, 1996,
p12). The true catalyst for the formal organization and development of the area rode on
the back of the introduction of infrastructure to the area (Cook, K, 1991). Following
much petitioning of the State Government’s Works Department by the small number of
local residents, the North Shore Rail Line was completed in May, 1889 and opened on
January 1, 1890. Originally, this line consisted of only 9 stations (Hornsby, Wahroonga,
Eastern Road, Pymble, Gordon, Lindfield, Roseville, Chatswood and St Leonard’s) and
did not connect to the areas south of the harbour, including the Sydney Central Business
District (Cook, K, 1991).
Accompanying the introduction of the railway line (and also during the decade of the
1890’s) “the colonial government constructed water tanks at Wahroonga and Pymble
which connected the district to the Sydney Metropolitan Water Supply, based on the
Nepean Catchment” (The KHS, 1996, page 14).
Chapter 2: A historical introduction to the Ku-ring-gai LGA
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Figure 2.1:
Wahroonga Station
– one of the first
railway stations
introduced to Kuring-gai (Source:
Ratcliff, 2, 2006)

Following the completion of these major infrastructure projects, “the character and
population of the locality was changed forever” (The KHS, 1996, p14). British architects,
such as Sir John Sulman, introduced the Shire of Ku-ring-gai to the ideas and concepts of
the ‘Garden City’ in the early 19th Century.

Figure 2.2: A
residence designed
by local architect,
John Sulman in
Boomerang Street,
Turramurra (Source:
the KHS 1996)

“The ideal lifestyle was in individual homes, not terraces close to employment. Private
gardens and vegetable patches, and later, tennis courts, became much valued. Being well
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above sea level, with a healthy climate and adequate transport to the city, suburbs along
the railway line became attractive to those who could afford to move out from the inner
suburbs” (The KHS, 1996, p14).
During the two decades between the opening of the railway line and the start of the first
World War, the character of the locality was firmly established (Ramage, I.A 1996). “The
construction of the railway and the introduction of local government gave the area
greater cohesion. It was transformed from a series of isolated farming communities to a
line of much sought after suburbs” (The KHS, 1996, p18). Furthermore, as noted by
Cook (1991), the significance of private enterprise in the region also played a key role.
Private sub-divisions began to take place on a grand scale. Many architect designed
houses of the Federation Period, “for which Ku-ring-gai is noted” (The KHS, 1196, p18)
were constructed throughout the area. Ku-ring-gai became recognized for its superior
residencies. “By adapting imported building techniques and architectural styles, such as
‘Queen Anne’, to suit the Australian climate, architects created homes that were both
livable and aesthetically pleasing. They added touches of nationalistic fervour, especially
in decorative features, such as stained glass windows, and wall and chimney tiles
depicting native flora and fauna” (The KHS, 1996, p19).

Figure 2.3: A
Federation Period
style residence in
Burns Road,
Wahroonga (Source:
Ratcliff, S, 2006)

Chapter 2: A historical introduction to the Ku-ring-gai LGA
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Local progress associations also played a significant role in the early establishment and
development of the area. Organizations such as the Wahroonga Progress Association
(established 1895), the Gordon Progress Association (established 1902) and the Killara
Community Service Club (established 1922) raised large amounts of private capital
through the self-imposed levies on local residents. The majority of this funding
contributed to ‘beautification projects’ for the area, including street tree planting and
lighting and the installation of monuments and memorials in the district’s numerous
parklands (Cresswell, W & O’Reilly, B.A, 1950).
Figure 2.4:
Wahroonga Park, an
example of the
outcomes of Ku-ringgai’s early
‘Beautification’
projects (Source:
Ratcliff, S, 2006)

Many churches and private schools, including St John’s Church of England in Gordon
and Knox Grammar School in Warrawee, were also constructed during the early 20th
Century (Cresswell, W & O’Reilly, B.A, 1950) and reflected the architectural styles of
the residencies in the locality.
These large and elaborate private homes, resident funded parks and streetscapes,
numerous private schools and churches combined to give Ku-ring-gai a unique landscape
character that would last for many years.

Chapter 2: A historical introduction to the Ku-ring-gai LGA
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2.2 The inter-war and post-war periods and the establishment of the modern Kuring-gai landscape
“The Inter-war period [between the conclusion of the first and commencement of the
second World Wars] was one of urban consolidation” (The KHS, 1996, p20). However,
private development remained the main feature of the area with “almost all of the
municipality designated an area for ‘pure’ residential development” (The KHS, 1996,
p20). Residential building covenants were introduced by the local Council “prohibiting
the use of certain building materials such as weather board and corrugated iron roofing.
‘Flats’ were frowned upon, both for moral reasons – they were said to attract the
‘flotsam and jetsam of Darlinghurst’ – and because it was claimed that they depressed
both the environmental quality of the suburb and the areas real estate values. Very few
blocks of flats were permitted before 1940” (The KHS, 1996, p20).
During this period ‘Californian Bungalows’, imitation Tudor style houses and dwellings
of the Georgian Revival style were constructed on the increasingly sub-divided
allotments, introduced by architects such as Leslie Wilkinson (Cook, K, 1991). Most
houses were within walking distance of railway stations. As there were very few local
businesses in the area, due to planning restrictions on land use imposed by the Council,
“fathers travelled by train to offices and professional suites in the city” (The KHS, 1996,
p21).
“The decades after the Second World War, from 1950 to 1980, were marked by
population pressures, arising from post war marriages and immigration” (The KHS,
1996, p22). During this time, the population of Ku-ring-gai doubled as tracts of Crown
Land were released for residential purposes. This created new suburbs outside of the
central Pacific Highway / Railway corridor, such as West Pymble, East Killara and North
Turramurra (Cook, K, 1991). “The State Planning Authority demanded that new blocks
be serviced with water, sewerage and electricity before they could be sold” (The KHS,
1996, p22). As the average price of these allotments was higher than in other parts of
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metropolitan Sydney, the conservative character of the Municipality was largely retained
(The KHS, 1996). However, the pressures presented by an increasing and changing
population had an inevitable impact upon many of the grand residencies of Ku-ring-gai,
“being replaced with villa and town housing and two storey ‘Federation’ homes. Many
older residencies have lost their heritage features through unsympathetic additions,
especially second storeys” (The KHS, 1996, p22).
The road networks that travel within and through the LGA have also been affected by a
variety or internal and external factors. The Pacific Highway, Ku-ring-gai’s most
significant arterial road, has been widened on several occasions to accommodate
increasing vehicular flow, including that which resulted from the opening of the Sydney
to Newcastle Freeway (that terminates in Wahroonga) in the early 1990’s (Cook, K,
1991).
Since the conclusion of the Second World War and particularly post-1980, the
demography of the LGA has become more diverse. From a population that almost
entirely consisted of persons of a British background pre-1945, the 2001 census showed
that 16.9% of residents were of a non-English speaking background (Ku-ring-gai
Council, 2006-3).
2.3 Recent events
“In 1996, the National Trust of Australia [NSW Division] completed their Interwar
Housing Study and identified 28 precincts in Ku-ring-gai of sufficient integrity and
significance to become Urban Conservation Areas. The precincts are located along the
railway corridor. Ku-ring-gai has more Urban Conservation Areas than other Local
Government in NSW” (Carrol, A & Kitson, J, 2006-1, p1). The National Trust of
Australia describes Urban Conservation Areas (UCAs) as being “towns and villages,
suburbs, parts of suburbs and cities which posses a strong sense of identity based on their
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natural history and physical evidence of their origins and later changes” (National Trust
of Australia, 2006).
The 28 UCAs of Ku-ring-gai dominate much of the land that can be considered to be
within the Pacific Highway / Railway corridor. This corridor stretches the length of the
LGA and forms its’ central hub (KC, 2006-4). When travelling within the area, these
UCAs are visually apparent to commuters on the railway line, motorists using the road
network and to the pedestrian when walking along the various streets (KC, 2006-4).

KPSO Heritage Item
UCA Contributory
Item
2(d3) Zoned Land
National Trust
proposed UCA

Figure 2.5: National Trust proposed Urban Conservation Area No 25 – Heydon Avenue. Note
the Pacific Highway running through the centre of the figure (Source: Godden McKay Logan,
2000)

In 1997, Craig Knowles, the Minister for Urban Affairs and Planning, acting through the
NSW Department of Planning (then known as Planning NSW), exercised his powers
under the NSW EP&A Act, 1979, to direct Ku-ring-gai Council (along with all other
Sydney metropolitan councils) to prepare a Residential Strategy for the LGA (Travis
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McEwen Group, 2000). The primary intention of this Strategy was to provide an
increased level of housing availability in the area to contribute to the accommodation of
Sydney’s increasing population. In accordance with the State Government’s urban
consolidation policies, this housing was to be provided within previously developed, or
“brownfield” areas (Travis McEwen Group, 2000).
In order to achieve this, land that previously only permitted low-density residential
development, predominantly detached single or double storey dwellings, were to be
‘rezoned’ to legally accommodate higher density residential land uses, such as RFBs. In
accordance with the accepted principles of urban consolidation, the land to be rezoned in
this manner was required to be within walking distance (approximately 400m) of a public
transport link and local services (Beamer, D, 2004). Consequently, with the final release
of Local Environmental Plan194 (LEP194 – see Chapter 3), much of the land contained
within the 28 UCAs identified by the National Trust was rezoned to legally permit
residential development up to 5 storeys in height.

Figure 2.6: The statutory Heritage Item ‘Wivanhoe’ (left) demolished to allow for the
construction of RFB (right) – (Source: KHS, 1996 & Ratcliff, S, 20006)
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In addition to this, in what may be attributed to Ku-ring-gai Council’s lengthy delay in
conforming to the Minister’s original 1997 direction to produce a strategy, the power to
determine the nature of developments that would be constructed (in terms of their height,
setback from the street, etc) on several sites targeted for higher density development was
taken from the Council by the Minister. Consequently, at least one of these sites,
previously occupied by a detached, single storey dwelling, is now occupied by a six
storey RFB with a 4m street frontage setback (Carrol, A & Kitson, J, 2006-2).
Now that the Plans required for the implementation of Stage 1 of the Ku-ring-gai
Residential Strategy have been completed, focus has now moved to the implementation
of Stage 2. Stage 2 primarily seeks to increase the availability of commercial and retail
floor space within the six key town centres of the locality.
Without doubt, the changes that have, and will occur as a result of the State
Government’s original 1997 directive will forever change the character of the area.
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18
The Battle for Ku-ring-gai: Local Values vs. State Interests

Chapter 3:
Enter the State
Government – legislative
context

In the previous Chapter, the heritage character of Ku-ringgai, often argued to be of exceptional significance was
discussed. This Chapter will attempt to explain the
legislative provisions that have been used by the State
Government to incorporate Sydney’s urban consolidation
within the LGA.

The LGA of Ku-ring-gai has no other choice than to accept the introduction of higher
density developments into its existing landscape. But why is this the case? Why is the
elected Council of Ku-ring-gai not free to determine how large the residential buildings
of the LGA will be?
This chapter provides a brief overview of the following:
-

The powers held by the State Government over local councils and their ability to
influence local planning matters;

-

the legislation and strategies that have been put in place by the State Government in
order to guide urban consolidation within the various LGAs of Sydney and
consequently, that of Ku-ring-gai; and

-

The types of development outcomes that may be expected as a result of this
legislation being put in place.

3.1 The role of State and Local Government
“The formal position under the [Commonwealth] Constitution is that the Commonwealth
has no direct power to legislate on environmental matters in NSW, leaving the NSW
parliament with the general power to legislate in this area” (Farrier D & Stein, P, 2006,
p12). Therefore, under the Commonwealth Constitution, it is the power and responsibility
of NSW parliament to create the laws that guide development within the State. Under the
relevant Act of NSW parliament that deals with environmental planning matters, the
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Environmental Planning & Assessment Act, 1979 (EP&A Act, 1979), the preparation of
local town plans and the assessment of proposed developments is generally delegated to
local councils (Farrier, D & Stein, P, 2006). However, the overriding authority on all
environmental planning matters remains with the State Government and may be recalled
at anytime.
3.2 The NSW Environmental Planning & Assessment Act, 1979
An Act of NSW Parliament, the NSW EP&A Act is the State’s foremost Environmental
Planning Instrument. The “EP&A Act sets out the procedures according to which
environmental plans must be made if they are to have the force of law” (Farrier, D &
Stein, P, 2006, p17). These ‘Environmental Plans’ exist at three specific levels:
-

State Environmental Planning Policies (SEPPs) – for planning matters of
significance across the state

-

Regional Environmental Plans (REPs) – for planning matters of significance across a
particular region

-

Local Environmental Plans (LEPs) for planning matters of significance across a LGA

(Farrier, D & Stein, P, 2006).
Basically, these various Plans, legally referred to as ‘Environmental Planning
Instruments’ (EPIs), can specify the types of development that may be permitted upon a
particular parcel of land within the area that they cover. They can also state the various
‘Development Standards’ (e.g the maximum height of a building) that must be considered
in the assessment of the particular developments that are permitted on such land by the
relevant Consent Authority, (e.g, the local council or a state government department).
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3.3 The Sydney Metropolitan Strategy
“The [Sydney] Metropolitan Strategy is an initiative of the NSW State Government to
guide growth and change n the Sydney Metropolitan Area over the next 30 years” (NSW
DIPNR, 2004-2). The Strategy places a significant amount of focus on the principles of
urban consolidation, i.e. the location of housing, employment centres and services near
public transport nodes and within previously developed areas. The Strategy “will provide
30 – 40% of new housing in new release areas and 60-70% in existing parts of Sydney”
(NSW State Government, 2005, p2).
As well as incorporating a variety of ‘Directions’ aimed at ensuring Sydney continues to
grow and develop in an economically, socially and environmentally sustainable way, the
Strategy also spells out how much of the city’s population growth is to be absorbed by
the various, pre-developed areas of Sydney, including Ku-ring-gai (NSW State
Government, 2005). Each of these areas are expected to meet the development quotas
specified in the Strategy before the completion of its’ 25-30 year timeframe.
Although the Metropolitan Strategy itself is not a statutory EPI, its’ aims and objectives
will be achieved through the implementation of subsequently created instruments, such as
SEPP (Sydney Region Growth Centres) 2006. Furthermore, as is specified by Section 69
– Report by Director General of the EP&A Act, all draft LEPs submitted to the NSW
DOP for potential adoption will be considered as to:
“whether the draft local environmental plan submitted under section 68 (4) is
inconsistent with any State environmental planning policy, regional environmental plan,
or relevant direction under section 117, applying to the land to which the draft plan
applies”
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Therefore, in the preparation of future LEPs and LEP amendments, Ku-ring-gai Council
is legally obliged to ensure the proposed changes are consistent with the aims and
objectives of the Metropolitan Strategy as spelt out in the subsequent state and regional
EPIs (Farrier, D & Stein, P, 2006).
3.4 SEPP 32 – Urban Consolidation (Redevelopment of Urban Land)
This SEPP, formally adopted in 1991, “spells out urban consolidation aims and
objectives to be implemented through LEPs and REPs on urban land, including enabling
land no longer required for current zoning purposes to be developed for multi-unit
housing and related development” (Farrier, D & Stein, P, 2006, p84). Effectively, under
this SEPP, Councils are legally obliged to rezone surplus areas of land to allow for higher
density developments, should this land be “where there is existing public infrastructure,
transport and community facilities” (Farrier, D & Stein, P, 2006, p84).
3.5 SEPP 53 – Metropolitan Residential Development
This SEPP was formally adopted in 1997 and “establishes a process for the identification
of sites where multi-unit housing is to be permitted and where existing LEP controls do
not satisfactorily deal with such development” (Farrier, D & Stein, P, 2006, p85). Under
SEPP53, “Councils are encouraged to develop residential strategies to promote greater
densities in their area. If a Council’s [existing] residential strategies are approved by the
Minister, the SEPP does not apply in that Council area” (Farrier, D & Stein, P, 2006,
p84).
As Ku-ring-gai Council did not have a Residential Strategy that met the approval of the
Minister, when SEPP53 became law, the SEPP effectively required them to produce one
which would consequently require areas of the LGA that meet urban consolidation
criteria to be ‘up-zoned’ to permit higher density developments.
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Although commenced in 1997, the Ku-ring-gai Residential Strategy EPIs (Stages 1 & 2)
are yet to be completed.
3.6 The Ku-ring-gai Planning Scheme Ordinance (Ku-ring-gai’s deemed LEP)
Generally, the primary EPI that is employed by Councils in their assessment of proposed
developments, including that of Ku-ring-gai, is their adopted LEP. In Ku-ring-gai, this
LEP is formally known as the Ku-ring-gai Planning Scheme Ordinance (KPSO), as Kuring-gai’s EPI has not been replaced since the introduction of the EP&A Act in 1979.
Accompanying the KPSO written instrument, that contains the development standards
referred to above, is the KPSO Map. This map indicates the various zonings of each
particular land allotment across the LGA. For example, under the current KPSO written
instrument and map, a parcel of land coloured light red with scarlet edging and marked
“2(a)” only permits development for residential purposes. Dwellings within this zone are
restricted to a maximum of one per allotment and are to no greater than 8 metres in height
(KPSO, 1971).
3.7 The Gazettal of LEP Amendment 194 to the KPSO
Under the provisions of the EP&A Act, should a local council wish to change the zoning
of an area of land within its’ LGA, an LEP Amendment must be prepared, publicly
exhibited and submitted to the NSW DOP for consideration and final approval by the
Minister before it can be made law (Farrier, D & Stein, P, 2006).
On the 28 May, 2006, Dianne Beamer, the Minister Assisting the Minister for
Infrastructure and Planning, informed Ku-ring-gai Council of the gazettal of LEP
Amendment 194 – LEP194 (Beamer, D, 2004-2). LEP194 effectively introduced three
new residential zones to the KPSO:
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-

Residential 2(c1),

-

Residential 2(c2), and

-

Residential 2(d3)

Figure 3.1: An extract of the KPSO showing the Pacific Highway / Railway corridor
and allotments of land rezoned under the provisions of LEP194

The most significant of these “Residential 2(d3)”, permits the construction of Residential
Flat Buildings (RFBs) to a maximum height of five storeys. In the majority of cases, the
land rezoned in this manner previously only permitted detached single, detached
dwellings (Beamer, D, 2004-2). A letter from the Minister to the then Mayor of Ku-ringgai, Adrianne Ryan that accompanied the confirmation of the Plan’s gazettal stated that
“these [zoning] alterations are of a significance for State and Regional environmental
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planning having regard to the achievement of the objectives of State Environmental
Planning Policy No. 53 – Metropolitan Residential Development. The LEP as gazetted
will establish controls that provide opportunities for a variety of housing types in areas
that are well located in terms of transport and other infrastructure services” (Beamer, D,
2004-2).
In the gazettal of LEP194, the Minister exercised her powers under the EP&A Act to
change some of the development standards contained within the Draft LEP that was
submitted by Council, as well as include several other sites as zoned “Residential 2(d3)”
zoning that had not been identified on the Draft LEP map. Furthermore, under Section 55
– Directions from the Minister of the EP&A Act, the Minister directed Ku-ring-gai
Council to commence preparation of EPIs for Stage 2 of the Residential Strategy that
would effectively rezone further land for higher density commercial and retail purposes
(Beamer, D, 2004-2). This process is currently taking place.
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Chapter 4:

So far, the historical development of Ku-ring-gai and the
changes to the area character that have / will occur have been

A review of the literature discussed. In this Chapter, a review of the literature that has
investigated the outcomes of previous similar situations is
provided.

Certainly, the attempt of governments to control the spatial growth or ‘sprawl’ of a city
through the implementation of urban consolidation policies is not a new concept (Troy, P,
1996). Many cities, on both a national and international scale, have been subject to the
various impacts of these policies. Furthermore, the undertaking of the urban
consolidation process has often been met by angry resident backlash as people seldom
wish to have the character of their locality substantially altered (Bunker, R et al, 2005;
Lewis, M, 1999; Troy, P, 1996).
This chapter provides a review of the literature that has investigated situations similar to
that which is currently occurring in the Ku-ring-gai LGA. This literature review has been
conducted in order to provide a foundation for the research project by identifying the
central themes that are apparent in the studies of previous urban consolidation policies
and outcomes. This has allowed a comparison of the primary research findings of this
project (explained in the following chapters) to be compared and contrasted against these
themes to test for consistency that will contribute to the conclusions of the project.
4.1 The themes of the reviewed literature
A review of the available literature revealed five central themes of relevance to the focus
of this thesis. These themes are:
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1. The connection of local residents to the visual appearance / character of their
locality
2. The ability of existing infrastructure provisions to accommodate the resultant
increased demand of urban consolidation
3. The friction that exists between state and local governments regarding local
planning matters
4. The loss of aspects of urban heritage and the use of heritage to avoid the impacts
of urban consolidation
5. The importance of property value to residents
In Figure 4.1, the central and sub-ordinate themes discovered in the reviewed literature
have been arranged into a diagram. This diagram provides a representation of the issues
that appear to have arisen in the past when communities have been subject to the
implementation of urban consolidation policy. This diagram is followed by a discussion
of these themes.
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Theme 1 – The connection of local residents to the visual appearance / character of
their locality
When investigating the impacts of urban consolidation upon the suburban areas of
Seattle, Bill Anes and Shane Dewland (2003, p95) wrote, “Seattle has experienced
unprecedented growth in the past five years. In response to the ever increasing demand
for affordable housing and commercial real estate, sky-scrapers and multi-family
housing projects are being constructed where once stood neighbourhood shops and
single-family houses. While an increase in population density is favoured within the city
to reduce urban sprawl elsewhere, the result is an increased dependence on the city
right-of-way to provide ‘front yards’ that make a house a home and a city liveable”.
Understandably, the residents of areas within Seattle targeted for urban consolidation
were reluctant to see the neighbourhood “character” of their localities, particularly the
treed landscape, lost forever. Although there are many sources available (such as that of
Anes and Dewland; Cox, W, 2005; Reschie, T, 2005; Bunker, et al, 2005) that criticize
the introduction of RFBs to replace the traditional family on a quarter-acre block, there
are also a variety of sources that argue that the current movement towards higher density
living styles is simply a necessary evolutionary step or urban living (Farrelly, E, 2006).
In reaction to the statement made by L.E White (1950, p Unknown) that “nowhere is it
quite so difficult to create a community as in a block of flats – with neighbours above,
below and on both sides, the natural tendency is to erect barriers against friendship”,
Yue-man (1977) conducted a study into the collective views and opinions of residents
living within high-density residential developments of numerous international cities. On
the basis of his findings, Yue-man concluded that the extent of satisfaction and desire to
interact with fellow residents within these buildings very much relies on the design of the
building and the site on which it sits. Consequently, Yue-man argues that the reluctance
of existing low-density communities to accommodate RFBs is, among other things, often
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based on cultural fear, stating “half-truths premised upon ethnocentric perspectives are
most likely to cause needless harm and may eventually defeat the objective of upgrading
the housing welfare of the masses” (p594).
Avoiding the issue of acceptance of existing communities for new cultures that may be
introduced as an outcome of urban consolidation policy, Lewis (1999) argues that the true
concerns of residents towards RFBs is that they are generally incompatible with the
existing landscape. Lewis argues that, in the suburban areas of Australia, “there seems to
be every reason, as indicated in the Save Our Suburbs Policy, to require all designs, at
least in desirable urban areas, to be prepared by or at least certified by a registered
architect. Furthermore, the name of that architect should be recorded on a durable
plaque visible from the street so that the public knows who is to be praised or blamed for
the result” (p229).
The inconsistency that appears throughout these sources appears to suggest that the likely
acceptance by an existing, low-density community of the introduction of urban
consolidation policy (i.e. the construction of RFBs) largely relies on the extent of
previous exposure residents have had to high-density housing.
Theme 2 – The ability of existing infrastructure provisions to accommodate the
resultant increased demand of urban consolidation
“Infrastructure – a term for the physical support facilities of the metropolis which tends
to be used in two ways. In the narrow sense, it refers to the engineering services like
roads, power lines, sewers, drains, water pipes plus their associated plant and equipment
for sewerage treatment and electricity generation. In the broader sense, it includes these
things plus other public assets such as parks, schools and public buildings” (Lewis, M,
1999, pxiii).
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The above quote, taken from Miles Lewis’ book ‘Suburban Backlash – the battle for the
world’s most liveable city’ that investigated the impacts of urban consolidation upon the
suburban areas of Melbourne, highlights the supporting services that are required to allow
a metropolitan area to function. A key benefit often cited by advocates of urban
consolidation is that the housing of the increasing population within already developed
areas is economically preferable than trying to introduce these services to the
undeveloped areas of the urban fringe (Farrelly, E, 2006). Therefore, it would be assumed
that should a city wish to consolidate its urban area and accommodate an increase of the
population, measures should be taken to ensure that these supporting services are capable
of coping with the inevitable increased levels of demand. Furthermore, it could also be
assumed that the elements of infrastructure found to be lacking in either efficiency or
availability would be upgraded accordingly. However, an investigation of the literature
has revealed several cases where the implementation of urban consolidation policy is not
being supported by the required upgrading of infrastructure.
“[In Australian Cities] It has also been claimed that the existing infrastructure services
have substantial spare capacity and that infrastructure standards are too high and that
we can not afford them” (Troy, P, 1996, p55). This statement, made by Patrick Troy, an
advocate against the consolidation of Australian cities, was based on the outcomes of
several local, state and federally commissioned studies that sought to provide a
comparison between the costs associated with upgrading infrastructure in pre-developed
areas against those associated with introducing infrastructure to urban fringe areas.
Through an analysis of these studies, Troy comments that, within the cities of Australia
“the issue of infrastructure costs have been confused because the comparisons usually
assume that the infrastructure provided to the fringe is new capital work and is so
identified whereas the costs of disturbance within the inner, older areas is often treated
as maintenance of the existing system” (Troy, P, 1996, p65). Essentially, Troy argues that
the costs of providing infrastructure within pre-developed areas fails to take into account
the capital required to upgrade these services, rather than just simply maintaining them.
Consequently, from an economic perspective, urban consolidation appears more
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beneficial to both politicians and developers (as reduced development contribution
charges are required within pre-developed areas).
“A key element of any cities infrastructure is its’ transport system, and is often the case,
the focus of this system is the cities road network. During 1999, it was reported that the
cost of traffic congestion in Australian cities was expected to double in the next fifteen
years” (Lewis, M, 1999, p151). As is argued by Lewis (also an anti-consolidation
advocate), “increased traffic congestion is not caused by the existing traffic but by the
additional traffic. These costs are therefore caused by additional development and by the
traffic which it generates, and so, once again, the community as a whole bears costs
which are attributable to the new development” (Lewis, M, 1999, p151). Through this
statement, Lewis draws largely on the general failure of Australian governments to
upgrade public transport networks to provide an alternative to the private vehicle for the
increasing urban population. Citing the city of Melbourne as an example, in regard to the
developer responsibilities put in place by urban consolidation policy, Lewis has noted “a
site analysis is required to indicate directions and distances to local shops and public
transport, but the purpose of this information is unclear because the developer is not
expected to abort the proposal where it turns out the facilities are too far away” (Lewis,
M, 1999, p152). However, it should be noted that, although Lewis places severe criticism
upon the failure to provide efficient public transport networks within consolidated areas,
he also appears to place little faith in the possibility of people using these networks as an
alternative to the private vehicle, should they be made available. This lack of faith is
largely based on the traditional preference of Australians to use the private vehicle as
primary means of transport.
Citing the outcomes of urban consolidation policy in Hong Kong, Giridharan et al have
argued that, despite the key intention of consolidation leading to a reduced demand for
energy consumption, the alternative is actually occurring. “Nearly 60% of electrical
energy use in Hong Kong is for space air conditioning during the summer months. The
effect of urbanization, especially outdoor temperature is alarming.” (Giridharan et al,
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2003, p527). Similar findings have been discovered in Sydney. A study conducted by the
NSW DoP and Energy Australia has revealed that “high-rise apartments blocks emit 10.4
tonnes of carbon dioxide a year [per dwelling], compared with 9 tonnes for detached
homes and 5.1 tonnes for townhouses (Nixon, S, 2006, p3).
The consistency within these sources appears to suggest that, based on previous case
studies; further urban consolidation in the future will almost certainly result in a demand
for infrastructure that will outweigh supply. However, it must be noted that the majority
of the investigated sources do not favour fringe development as the preferable alternative.
Furthermore, the ability of existing infrastructure to accommodate increased demand can
not be generalized as these services will inevitable vary in availability from city to city
(and even the local areas within them) and must be assessed on a case-by-case basis.
Theme 3 - The friction that exists between State and Local governments regarding
local planning matters
Australia has a three-tiered system of government. The specific functions of each level of
government generally varies, however, some overlapping (including that which relates to
environmental and urban planning matters) can be seen to exist (Collits, P, 2004). A
variety of literature has been written on the effectiveness of such a system to tackle issues
across three levels. These sources identify the possible reasons behind why conflict
between state and local government commonly occurs and the often adverse outcomes
that result.
In regard to environmental planning, Stilwell and Troy (2000, p904) have commented
that “the third tier of government – local government – is not mentioned in the
Constitution but is potentially the most sensitive to diverse regional and local interest.
However, lacking the necessary resources, it has largely been relegated to a sub-ordinate
role”. Stilwell and Troy argue that as local government is not recognized in the
Australian Constitution, “it remains the creature of the State Government” and that “its’
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powers are defined by state government legislation and it comes under the scrutiny of the
state minister who may remove or reduce its’ powers and responsibilities and remove its’
boundaries” (2000, p924). However, as is highlighted by authors such as Lewis (1999), it
is local government that has the greatest exposure to the concerns and viewpoints of the
community. This exposure often has a strong impact upon the political stand taken by
local council representatives that may lead to conflict with the intentions of State
Government policy, and consequently, State Government policy makers. Stilwell and
Troy have also suggested that, as Australia is of such a vast size and only has eight
territory or state governments, these governments are incapable of adequately dealing
with local issues, including the determination of land use and the distribution of
development densities and that such issues are better left to the local governments that
they themselves have established.
Alternatively (and reflecting the views of Lewis), Collits (2004, p82) argues that neither
state nor local government should be responsible for such decisions, commenting that “at
the state level, the limited resources have generally left governments unable to have much
impact”. However, with “700 local government areas across Australia” (Collits, P, 2004,
p89), each with their own varying political beliefs, the states are too fragmented to allow
for effective cohesion between the two levels. Local governments should therefore be
amalgamated into regional bodies and allowed constitutionally recognized decision
making powers (Collits, P, 2004).
Other authors, such as Hampbelton (2000) and Thompson and Brodsky (1997) have
argued that while local government should have a prominent role in dealing with
environmental planning issues at a local level, the methods employed for making such
decisions should not. Local government operations in Australia are greatly influenced by
their councillors, a locally elected representative committee. In many cases, including
land re-zoning decisions and other similar planning issues, it is the responsibility of the
council to approve and sign-off on policies for the governed area. The viewpoints and
political affiliations of these representatives are often quite diverse (Collits, 2004) and are
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of the potential to result in un-productive conflict when attempting to agree on issues.
Naturally, councils that are unable to come to suitable agreements on planning issues that
have been delegated to them by the State Government are likely to have their powers to
determine such issues eventually removed.
Focusing on the United Kingdom as an example, Thompson and Brodsky (1997, p31)
provide a strong argument that local councils need to modernize their operations as
“rising public expectations from local communities for a greater say in decision making
are putting new demands on local authorities”. This statement is supported by Greenberg
and Lewis (1999) who conducted a study of a New Jersey community to determine their
desire to participate in the decision making process for local land-use determination.
They found that, of those surveyed, “three quarters of residents indicated a desire to
participate in the re-development process. Those who were interested in participation
tended to be optimistic, less trusting of authority, distressed by brown-fields development
and focused on providing opportunities for youth” (Greenberg, M & Lewis, M, 1999,
p2501).
The themes that arise in the findings of Greenberg and Lewis are consistent with and
echoed by those that appear in the literature sources by Collits (2004), Hampbelton
(2004) and Thompson and Brodsky (1997). This consistency appears to suggest that there
is a need to address the manner in which local planning decisions, particularly those that
relate to land use determination and the implementation of urban consolidation policy,
are made in order to allow outcomes that are accepted by both the community and overriding state government departments.
Theme 4 - The loss of aspects of urban heritage and the use of heritage to avoid the
impacts of urban consolidation
“We seek to preserve our heritage because our historic resources are all that physically
links us to the past. Some portion of that patrimony must be preserved if we are to
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recognize who we are, how we became so and most importantly, how we differ from other
species” (Stipe, R, 2003, p1).
For many years, the listing of a building, site or even a specific area on a statutory
heritage register has been a recognized means of generally ensuring that the heritage
feature will be protected from the impacts of development (Farrier, D & Stein, P, 2006).
However, as the literature has revealed, the heritage listing of particular elements within
cities often seeks to achieve more than simply preserve “important symbols of our past”
(Tishler, W.H, 1982p92) As is stated by Kozlowski and Vass-Bowen (1996, p24),
“conservation and development have so seldom been combined that they often appear,
and are sometimes represented as being incompatible”.
William H Tishler, an advocate for the conservation of historic urban areas, has argued
“the preservation of historic landscapes is a complex and multifaceted problem because
it is embroiled in issues relating to land uses, urban sprawl, preservation of agricultural
land and natural resource conservation” (Tishler, W.H, 1982, p91). Drawing on the
examples of conservation efforts that have occurred within the cities of the United States,
Tishler appears to believe that the claimed heritage value of a particular building or area
may only be of true value to those who have some form of direct connection to it and that
these objects may be of little importance to the wider community. Therefore, efforts to
protect them from the impacts of urban consolidation may be attempting to benefit the
few at the cost of the many.
In 1982, a study conducted by Anthony Chisholm and Ian Reynolds commented that
through heritage conservation policies, “government is seeking to influence the use of
particular sites of land under the assumption that the land market, in the absence of such
controls, is not effectively allocating land among its alternative uses” (1982, p17).
However, as has been noted by Lewis (1999), it stands to reason that the very
governments who have the ability to impose heritage protection measures will also
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refrain from using these powers should they stand in the way of development potential
(urban consolidation).
It should also be noted that, while a statutory heritage listing may be a means of
protecting against certain types of development, such a listing often presents a significant
financial burden to the owner(s) of the item who are generally required to ensure the
building / site / area is appropriately maintained (Lewis, M, 1999). Lewis cites this as the
primary reason behind “forty-eight house owners of Toorak, South Yarra, Armadale and
Malvern were reported to have joined under the leadership of Bruce Paincutt, a
stockbroker of Merrill Lynch, to fight the proposed imposition of heritage controls on
their houses” (Lewis, M, 1999, p181).
Theme 5 – The importance of property values to residents
In his book titled ‘The Political Realities of Urban Planning’ (1975), Dr Donald T
Allensworth, an American political science and urban planning author wrote “the home,
and the land around it, constitute an economic interest, an important one. Hardly any
investment could rank higher for the average affluent American than his home. And they
want to protect this investment – by any means available. They do this through zoning.
The location of a high rise building down the street, a sewerage treatment plant within
view, a new arterial road 100 yards from one’s home, an office building nearby or a
hamburger stand in the neighbourhood can affect that investment – and significantly”
(p176). In his book, Allensworth clearly expresses his belief that, although the visual
character and amenity of an area is also of interest, no factor is of greater importance to
those living in traditionally middle to upper-class areas than the market value of their
properties. However, few will readily admit to this when questioned about their true
concerns.
Authors such as Michael Powell have recognized that RFBs and like higher density
developments are of real potential to impact upon the value of surrounding properties
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within traditionally low density areas. In 1997, using the city of Melbourne as a case
study, Powell found that “the existing high density developments, due to associated
impact upon residential amenity, devalue the adjacent residential properties by an
average of 3% to 8% for properties within the city of Melbourne, which equates to an
average loss of $16,675 to $29, 375” (p46).
In Australia, in accordance with the principle created by the High Court of Australia as an
outcome of the Spencer vs. The Commonwealth of Australia (1907) case, land (including
that used for residential purpose) is valued to its’ ‘highest and best use’ (Rost, R.O &
Collins, H.G, 1984). Therefore, land that is rezoned from only allowing a single dwelling
per allotment to allowing multiple dwellings will consequently have its’ value increased.
Highlighting a factor often overlooked (or possibly ignored) by the available sources of
literature, Bunker et al state that, under the current NSW planning system, the only
available method to allow for higher density development is to amend the current zoning
of a particular area of land. Consequently, “sites which are not restrictively rezoned will
have been enhanced in value” (Lewis, M, 1999, p11). Without the existence of a
betterment tax system (as is used in countries such as Britain) where owners of land
subject to unearned increase in the value of their properties are required to pass these
benefits on to the government that created them, Lewis argues that property owners are
highly likely to act in their own interests when presented with such an opportunity for
financial gain.
4.2 Role of the Literature Themes
In the Chapter 7, the themes discovered in this literature review will be compared and
contrasted against the findings of the resident survey as a means of testing the stated
central aim of this thesis and to contribute to the achievement of the thesis objective.
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Chapter 5:
Primary research
methodology

The impacts upon the visual character and amenity of the Kuring-gai LGA as an outcome of urban consolidation does not
appear to be acceptable in the eyes of residents but where do
their true concerns rely lie? This Chapter provides an overview
of the methodology used to investigate the thesis aim and
objective – a survey of resident opinion. This survey has
incorporated questions based on the themes found in the
literature and other such relevant sources

In Chapter 1, it was stated that the central aim of this thesis is to investigate:
In response to urban consolidation policies forced upon the area by the State
Government, is the character and amenity of the Ku-ring-gai landscape of a greater,
equal or lesser concern to the residents of the LGA than the market value of their
properties?
This chapter will discuss the methodology that has been used to carry out the aim and
objective of this project.
5.1 An overview of resident concern
As has been previously discussed, on-going concern over the likely impact RFBs and like
development will have on the character and amenity of the Ku-ring-gai landscape has
frequently been expressed by local residents, RAGs and members of the Council since
the initial directions were given by the State Government for a Residential Strategy to be
produced. For example, in a letter to the editor of the North Shore Times (NST) Sheila
Warby, a resident of the suburb of Turramurra (in Ku-ring-gai’s north) recently stated,
“Ku-ring-gai, like other, older suburban areas, has a unique cultural heritage which
should be preserved for future generations. The thoughtless and wilful destruction of the
area’s environmental integrity is not in the current or future residents’ best interests”
Chapter 5: Primary research methodology
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(Warby, S, 2006, p28). Also appearing in the NST, an article written by the editor,
Vincent Morrello, noted that “Ku-ring-gai has at least 20 suburban based resident action
groups and as many conservation and historical societies” (Morello, V, 2006, p1). It is
articles and comments such as these that suggest the true concern of the Ku-ring-gai
residential community is to protect and preserve the character of their area.
However, on July 25, 2006 (p3), the Sydney Morning Herald (SMH) published an article
titled ‘Historic? These Places can leave you in Ruins’. In this article, which commented
on the findings of the Productivity Commission’s investigation into the private ownership
of heritage listed properties, it was stated “in its’ long-awaited report on conserving
Australia’s heritage, the Commission has agreed with dozens of private owners who told
it the costs of maintaining a heritage-listed property were often too onerous for
individuals to bear”. Those who made a submission to this investigation included the
owners of a potential heritage property in the eastern Ku-ring-gai suburb of St Ives who,
having been subject to repeated heritage listing attempts, said the official registration of
their property “would cut its’ value by $120,000” (Nixon, S, 2006, p3). This concern was
echoed by a fellow Ku-ring-gai property owner, Ms Frances Moore. In an article
appearing in the Sydney Courier Weekly (SCW) titled ‘Heritage Resisted’, Ms Moore
said “a heritage listing for her house would lower its’ value and make it harder to sell in
a street that had been partly rezoned for five-storey buildings” (Guinan, E, 2006, 2006-3,
p5).
Figure 5.1: RFB
development site
adjoining an LEP194
unaffected (not
rezoned) property on
Bobbin Head Road,
Turramurra (Source:
Ratcliff, S, 2006)
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Clearly, articles such as these highlight the inconsistency that exists among the residents
of Ku-ring-gai towards the preservation of their area and their possible true, personal
interests. An initial conclusion could be drawn that an attitude of “the impacts of urban
consolidation upon Ku-ring-gai are unacceptable and outrageous, however, the available
methods to ensure the area’s character is maintained are also unacceptable” exists
among the community. But how can this, the central aim of this thesis project, be tested?
5.2 The survey – structure and design
The issues dealt with by the thesis aim and objective concern the interests of a large
group of people as opposed to a select few. It is for this reason that a survey for
investigation was developed as it was not considered alternative research methodologies
(such as face to face interviews) would be as effective or as efficient at providing the
required information. A copy of this survey is attached as Appendix 2.
In total, the distributed survey asked participants to respond to 14 different questions
(although some questions covered several issues). These questions were designed in a
manner that primarily asked participants to express their true feelings on a variety of
stated issues. However, as it was not believed participants would knowingly answer
certain questions in a way that may represent them as having conflicting interests, these
questions were arranged / ordered in a manner that would allow for a more subtle
identification of any underlying concerns. For example, in an attempt to gain an insight
into how residents felt about the prospect of using a statutory heritage listing as a means
of ensuring the existing character of their property would be protected, Question 10 of the
survey asked:
Assuming that an official heritage listing on your property would limit your ability to
develop it and may affect its’ value, would you accept a proposal to have your property
officially recognized as of heritage significance?
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Yes
No
Only if all the other properties that surround my own were also listed
However, Question 7 of the survey asked residents to express their level of agreement
with the statement:
The street that I live is of a character and appearance worthy of special protection
5.3 Survey sample frame and distribution
The survey sample frame used for this study (the list of elements from which a sample is
selected – Babbie, E, 2001) were the owners of residential properties throughout the Kuring-gai LGA. Simply put, 60 surveys were distributed to randomly selected residential
properties within the various suburbs of the area. This number took into account the size
of the sample required to produce a credible representation of the Ku-ring-gai population
(statistical significance) and the time and financial budgeting constraints of the
researcher. Further, as it was believed that there may be a difference in opinion on certain
issues between the owners of properties included in the LEP194 rezoning and those not
included, the distribution of surveys was evenly split among these two groups to allow
for a comparative analysis.
5.4 Data analysis
Based on the focus of the research topic and in consideration of the factors mentioned
under ‘The survey – structure and design’ above, the survey mainly consisted of
questions that required quantitative (Babbie, E, 2001) responses. This format took into
account the following considerations:
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1. The specific issues and theorem that were to be investigated through the survey
were already established. The survey simply sought to obtain an insight into how
the respondents felt about theses issues and whether the theory (thesis aim) could
be proven.
2. In respect of the size of the sample and the anticipated amount of data that would
be received, it was considered that a quantitative approach would provide an
analysis of resident opinion.
The following chapter will discuss the findings of this survey.
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Chapter 6:

In the previous Chapter, the methodology used to investigate
the thesis aim and objective was outlined. In this Chapter, the

Primary research findings findings of the survey are discussed.

“With an appreciation of the history of their suburbs, it is hoped that residents will
understand how recently some of their present concerns have evolved. They will also
learn to value the heritage of the municipality and help to preserve it” (The KHS, 2006,
p25).

This statement, made by the Ku-ring-gai Historical Society, a resident organization of the
LGA with influence on both the residents and the elected Council (Elwin, P, 2006)
appears to suggest that, if people are to place a highly emotive value on their locality,
then they must have a thorough understanding of the factors that have contributed to the
creation of that locality. However, as has been mentioned in previous chapters, evidence
exists to suggest that regardless of how much emotive value residents within noted areas
of affluence (such as Ku-ring-gai) have for the visual character of their locality, this value
is likely to be of a lesser concern compared with that which they hold for the market
value of their properties. This chapter will discuss the results of the investigation that has
been undertaken in order to test this theory, the central aim of this thesis project and the
issues stated under the project objective.
6.1 Resident response rate
As highlighted in Chapter 5, 60 surveys were distributed to randomly selected residential
properties throughout the LGA. Of these, 30 surveys were allocated to properties rezoned
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to allow for higher density land uses under LEP194 (LEP194 affected). The remainder
were allocated to properties outside of the areas affected by LEP194 but still within range
to be impacted upon by the intended rezoning outcomes, i.e, the visual presence of RFBs
(LEP194 unaffected).
The size of the sample drew a balance between the perceived number of participants
required to provide an acceptable representation of resident opinion, the anticipated
response rate and the time and financial budgeting constraints of the researcher. Figure
6.1 below outlines the response rate of the targeted sample:
Response

Representation

Rate
Residents affected by LEP194 (rezoned)

17/30

56%

Residents unaffected by LEP194

22/30

73%

Total

39/60

65%

Figure 6.1: Resident response rate to distributed surveys

As shown in Figure 6.1, the overall response rate of the survey was 65% with a higher
rate of participation from residents of LEP194 unaffected properties.
As is stated by Earl Babbie (2001, p256), a respected author on the methods for
quantitative research “I believe that a response rate of 50 percent is adequate for analysis
and reporting. A response rate of 60 percent is good; a response rate of 70 percent is
very good”. However, Babbie also comments that “these are only rough guides; they
have no statistical basis, and a demonstrated lack of response bias is more important
than a high response rate”.
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6.2 Survey concessions
Before the results of the survey are discussed, the researcher acknowledges the following
factors:

•

As noted in Chapter 5, due to the financial and time budgeting constraints of the
researcher, the survey could only be distributed to 60 households across the LGA.
Should the survey have been distributed to all households in Ku-ring-gai (totalling
more than 100,000 – KC, 2006-3), a variation in the received responses may have
been shown.

•

It must be acknowledged that, of the total responses received, 31(80%) of
participants noted that they had lived within the Ku-ring-gai LGA for more than
ten years. I t could be assumed that, given the length of time these residents have
had to develop a connection with their locality, they are more likely to have an
opinion on the issues investigated through the survey. It must not be discounted
that, should a higher proportion of newer residents to the area have participated;
the received results and overall response rate may also have varied.

6.3 Survey research findings
6.3.1 Resident connection to the appearance of the locality
A significant level of attention by the media, particularly local sources such as the NST,
has been given to the apparent desire of Ku-ring-gai’s residents to protect the visual
character of the locality. Therefore, it was not considered by the researcher that
respondents would be reluctant to honestly express their feelings on the issue.
Consequently, several direct questions (as opposed to those that required crossreferencing to investigate a particular issue or theory – discussed in Chapter 5) relating to
this issue were included.
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In response to Question 2 of the survey which asked participants to rank (in order of
preference) the characteristics of the LGA that led to their decision to settle there, 18
(82%) of the 22 respondents within the areas unaffected by LEP194 selected “the
predominant physical characteristics of the LGA, such as detached housing and a bush
land setting” as either their first second or third choice (Figure 6.2).

Number of responses

Question 2 - Resident choices for living
in Ku-ring-gai
Preference

20

8th
15

7th
6th

10

5th
4th

5

3rd
0

2nd
1

2

3

4

5

6

7

8

9

1st

Option
Figure legend
Option 1: The predominant physical characteristics of the LGA, such as detached
housing and a bush land setting
Option 2: Access to infrastructure and public transport
Option 3: The value of property values / prices in the LGA
Option 4: The prestigious image that is associated with Ku-ring-gai LGA
Option 5: The safety of the LGA
Option 6: The choice of different housing types, such as unit blocks, detached
housing, etc
Option 7: The desire to live within a traditional suburban environment
Option 8: Grew up in Ku-ring-gai
Option 9: Other

Figure 5.2: LEP194 unaffected properties - participant responses to Question 2

Interestingly, a similar response to this question was expressed by those residents whose
properties were rezoned by LEP194 with 16 (94%) of participants selecting this option as
either their first, second or third response (Figure 6.3)
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Option 2: Access to infrastructure and public transport
Option 3: The value of property values / prices in the LGA
Option 4: The prestigious image that is associated with Ku-ring-gai LGA
Option 5: The safety of the LGA
Option 6: The choice of different housing types, such as unit blocks, detached
housing, etc
Option 7: The desire to live within a traditional suburban environment
Option 8: Grew up in Ku-ring-gai
Option 9: Other

Figure 6.3: LEP194 affected properties – participant responses to Question 2

This apparent emotive connection of the surveyed residents with the visual character of
the locality was also expressed through the responses given to Question 7(A) and
Question 8. In response to Question 7(A), 39 (100%) of all participants (from both
LEP194 affected and unaffected) properties either Strongly Agreed (77%) or Agreed
(13%) with the statement “The traditional, predominantly low-density character of the
Ku-ring-gai LGA should be maintained”. Again, it was the residents of LEP194 affected
properties who showed the most direct feeling with 16 (94%) of the 17 respondents
Strongly Agreeing with this statement. Question 8 asked participants to select the option
they felt best described their opinion to “Which of the following do you feel best describes
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your views towards residential apartment buildings in excess of three storeys in height”.
In response, a fairly even representation of both LEP194 affected and unaffected
properties was shown with 31 (79%) selecting “They are a threat to the Ku-ring-gai LGA
landscape” as their answer.
An interesting variation in opinion was discovered between the two groups to the
statement “The Ku-ring-gai LGA is of a unique landscape character that is unlike any
other Local Government Area in Sydney” – Question 7(G). In response, 17 (77%) of
participants from LEP194 unaffected properties either selected Strongly Agree (22%) or
Agree (55%). However, only 11 (65%) of participants from those areas ‘up-zoned’ under
LEP194 either Strongly Agreed (35%) or Agreed (30%) with this statement. On the basis
of this difference, it could be commented that, as residents within the LEP194 affected
areas have had the “highest and best use” of their property increased (and consequently,
its’ potential market value – Rost, R.O & Collins, H.G, 1984), they do not feel that the
retention of the LGA’s “unique landscape character” is of such importance that it takes
precedence over their ability to fully utilize their properties development potential. It
must be noted that a fairly similar trend between the two groups expressing disagreement
with this statement existed (23% for LEP194 affected respondents and 23% for LEP194
unaffected respondents). In respect of this similarity, it is acknowledged by the researcher
that, given the relatively small sample size used, these figures may have either shown
greater variation or more closely reflected each other, should a larger distribution of
surveys been undertaken. This theory is based on the trends that appear to exist between
the two groups but is somewhat discounted by the fact that certainly, these findings are
reflected by a variety of articles that have recently appeared in local media publications
such as the NST and the Northside Courier (NC).
On the 9 September, 2006, the NC published an article reporting that the residents of St
John’s Avenue, Gordon (home to one of Ku-ring-gai’s most intact examples of
Federation Period Homes – Godden McKay Logan, 2000) were “furious” that part of
their street was proposed to be rezoned to allow the construction of RFBs up to five
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storeys in height. “About 100 residents of the area submitted a petition against the
rezoning” (Guinan, E, 2006, p5) with one resident, Mr. Derrick Speilman stating “we
chose the area because it was green and leafy. We would not have bought here had we
known we would be living across the road from five storey buildings” (Speilman, D in
Guinan, E, 2006, p5). As the land areas proposed to be rezoned to allow for these RFBs is
currently limited to a maximum use of two storey, detached residential dwellings,
comments such as those that appear in the article seem to suggest that the residents
surrounding the properties to be rezoned have little doubt that the owners of the rezoned
properties will exercise their ability to exploit the “highest and best use” (Rost, R.O &
Collins, H.G, 1984) of their land, most probably in the short term.
The emerging trend that suggests the property owners benefited by zoning changes place
a lesser value upon the visual character of their area is also reflected by the responses
given to the statement “The street that I live in is of a character and appearance worthy
of special protection” (Question 7M). Of the participants from LEP194 unaffected
properties, 18 (82%) either Strongly Agreed (27%) or Agreed (55%) with the statement.
However, only 12 (70%) of participants from LEP194 affected properties responded in
such a manner with one participant Strongly Disagreeing with this suggestion.
6.3.2 Ability of infrastructure to meet demand
Transport
As has been mentioned, a key principle of urban consolidation policy (including that of
LEP194) is to locate higher density residential developments in established areas in order
to make use of existing public transport nodes, community facilities and other such
general infrastructure. Furthermore, through this, it is hoped that residents will have a
reduced reliance on the private vehicle as a means of transport. As with Theme 1, the
issue of the ability of existing infrastructure, particularly the road and rail networks, to
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handle a significant increase in demand has been the focus of much controversy in Kuring-gai.
As has been shown by sources such as the Australian Bureau of Statistics (2005), due to
the high levels of average income among residents of the LGA, Ku-ring-gai is often
recognized as an area of ‘affluence’ (Allensworth, D.T, 1975). Based on the current
market asking prices for the individual units of already completed RFBs in the area
(Australian Property Monitors, 2006), this demographic characteristic can generally be
expected to remain. Based on this consideration, it was assumed by the researcher that
private vehicle use is more preferable to public transport commuting among such people.
This theory was largely proven through the responses of both participants affected and
unaffected by the LEP194 changes.
Question 3 of the survey asked “In your day-to-day travels (i.e, to work, shops, places of
leisure, etc) which of the following transport methods do you use?” In response, an
overwhelming 36 (92%) of all participants selected the private vehicle as their first
preference with less than half using public transport at all (Figure 6.4).
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Figure 6.4: LEP 194 affected and unaffected participant responses to Question 3

Chapter 6: Primary research findings

51
The Battle for Ku-ring-gai: Local Values vs. State Interests
Clause 25J of LEP194 requires all units of more than three bedrooms “not within 400m
of a pedestrian entry to a railway station” to be allocated a minimum two car parking
spaces. The provisions of LEP194 do not specify a maximum allocation of car parking
spaces for any type of unit, regardless of location. Therefore, on the basis of the
responses to Question 3 and in respect of the ‘affluence’ of Ku-ring-gai’s current and
predicted future residents, the prediction could be made that the introduction of RFBs to
the LGA will contradict the objectives of urban consolidation policy by placing greater
pressure on the capacity of the road networks, regardless of the proximity of an RFB to a
public transport node. This prediction is echoed by the findings of the 2000 Ku-ring-gai
Municipal Council – Traffic & Transport Base Study.
In 1999 (published 2000), KC commissioned the transport consultancy firm Gutteridge,
Haskins & Davey (GHD) to conduct a study of the locality’s existing road and rail
network capacities as well as resident travel characteristics. While the study commented
that “the existing North Shore Rail Services are at an acceptable level of service to cater
for the needs of Ku-ring-gai’s residents” (p4), of all Journey-to-work travel,
“approximately 23.3% are public transport trips and 70.5% are car trips” (p3).
Furthermore, “major roads in Ku-ring-gai generally have below average levels of service
during peak periods. A significant proportion of local roads, where traffic counts are
available, have traffic flows exceeding the residential environmental capacities, while
some are performing functions beyond their official classification of a local road” (p2).
As can be seen in Appendix 4, many of the major roadways and intersections of the LGA
were approaching maximum capacity as far back as the year 2000.
It should be acknowledged that Question 4 asked “If you do not use public transport
because you live in an area that does not have readily available access to these services,
would you start using public transport access if such services became available to you?”
Of all participants, 17 (43%) responded to this question. Although there was a trend
suggesting increased service availability would lead to increased resident usage with 13
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of the 17 respondents selecting Yes as their answer, it was not considered by the
researcher that the response rate to this question was of an adequate level to make any
valid conclusions on the issue.
Utilities
A further key principle of urban consolidation policy is the increase of available housing
stock in a manner that promotes sustainability, particularly through water and energy
efficient new developments. This initiative is being flanked by the implementation of
other State Government sustainability policies, such as SEPP – Building Sustainability
Index (BASIX) 2004.
There can be no doubt that the increase of residential dwelling numbers in Ku-ring-gai
will place increased strain upon the capacity of existing utility infrastructure such as the
water, electricity and sewerage systems (Sinclair Knight Merz - SKM, 2000). In an
address to State Parliament, Ku-ring-gai MP, Barry O’Farrell lambasted the State
Government’s approach to local planning management stating “given the existing
problems with roads, train stations, bus services, sewerage, water and electricity supplies
across Ku-ring-gai, this on-going silence about how the area will cope with these new
populations is scandalous” (O’Farrell, B in Guinan, E, 2006-5). In April, 2006, the then
Mayor of Ku-ring-gai, Elaine Malicki, told the SMH that “we did an infrastructure study
that told us we could sustain 10 percent growth [in the population] reasonably
comfortably and 15 percent at the absolute outside. The strategy imposed by the State
Government will increase the area’s population by 22 percent and its’ number of
dwellings by 35 percent” (Malicki, E in Duffy, M, 2006 in SMH, p35). Clearly, the
figures quoted by Malicki suggest that the required growth increases imposed by the
State Government will have disastrous impacts upon the existing systems. However,
these figures were quoted from a study conducted in the year 2000, before sustainability
policies such as SEPP – BASIX had been adopted. Although no information appears to
be available to confirm the theory, it could be suggested that, with the introduction of
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such policy (that now also applies to certain dwelling alterations and will soon apply to
RFBs – NSW DoP, 2006-3), the variation of the figures quoted by Malicki may now be
more evenly balanced and the existing systems may be able to accommodate the
increased capacity.
Question 7(N) of the survey asked participants to express their level of agreement with
the statement “New developments, including alterations to existing houses, should be
energy and water efficient, regardless of costs to the owner”. As shown by the SEPP –
BASIX website, the financial costs of sustainable developments are greater than
developments that do not comply with such policy (Allen Consulting Group, 2006).
Therefore, it was predicted by the researcher that participants would show little
agreement with this statement. This prediction was based on the assumption that residents
are primarily concerned that the strain to be placed on the existing systems through
consolidation policy would reduce the efficiency of services they currently enjoy.
Further, it was also assumed that residents would not be in support of sustainability
initiatives should this present a financial burden to them.
Surprisingly, of all respondents, 28 (71%) either Strongly Agreed (30%) or Agreed (41%)
with this statement. Question 7(B) of the survey asked residents to express their level of
agreement with the statement “Current infrastructure provisions (e.g. sewerage and
electricity, public transport, etc) are adequate”. Also interesting, 27 (70%) of all
participants showed at least some level of agreement with this statement.
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Figure 6.6: LEP 194 affected and unaffected participant responses to Question 7(B)

These strongly weighted responses appear to suggest that the concerns such as those cited
by Malicki are not shared among Ku-ring-gai’s residential community. Therefore, the
defence of impacts upon utility infrastructure may be nothing more than an elected
Council deterrent towards the implementation of consolidation policy.
6.3.3 Local and State Government friction
2006 was a year that saw several changes made to the governance of urban planning
related issues in NSW (Tillet, A, 2006; McKern, P, 2006). Many of these changes related
to the reclamation of local council decision making powers (including through the
establishment of the Local Environmental Plan Review Panel – NSW DoP, 2006-4) by
the State Government. These changes led to a significant level of friction between the
State Government and representatives / proponents of local government authorities,
including the president of the Local Government Association, Genia McCaffery (Davies,
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A, 2006). However, such friction between KC and the various NSW planning
departments had existed long before these changes were made (Duffy, M, 2006).
As was raised in Chapter 4 by authors such as Stilwell and Troy (2000), local government
is argued to be a ‘creature’ of State Government which the State is largely free to treat as
it pleases. However, through a review of the various media sources, it appears that the
Council of Ku-ring-gai and the LGA as a whole is subject to a notably higher amount of
State Government intervention than that of its’ counterparts (Duffy, M, 2006). In the past,
the suggestion has been made (Sinclair, P, 2006) that much of the undermining of Kuring-gai by the State Government relates to its’ inability to make both timely and
responsible decisions on local planning issues and reasonably conform to the planning
directions of state policy. It has also been suggested (Sinclair, P, 2006) that these
inefficiencies can be linked back to the elected Council’s over-emphasis on addressing
the concerns of the local residents.
To investigate the issue, Question 6 of the survey asked participants to respond to the
option they felt best represented their opinion to the question “From your experience,
which of the following do you feel best describes the Councillors of Ku-ring-gai”? A
notable proportion (38%) of all respondents selected “Unsure / do not have an opinion on
this matter” as their answer (shown in Figure 6.6). However, the largest response group
to this question (20 / 51%) felt that “Some but not all Councillors appear to have the
interests of the community as their primary priority”. Only one respondent selected “The
Councillors operate effectively and make fair decisions that represent the interests of the
community”.
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Question 6 - The councillors of Ku-ring-gai
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Figure legend
Option 1: The Councillors operate effectively and make fair decisions that
represent the interests of the community
Option 2: Some but not all Councillors appear to have the interests of the
community as their primary priority
Option 3: The Councillors appear to place their own interests ahead of
those of the wider community
Option 4: Unsure / do not have an opinion on this matter
Figure 6.6: LEP 194 affected and unaffected participant responses to Question 6

Although only 4 (10%) of all participants either Strongly Agreed (5%) or Agreed (5%)
with the statement “The NSW State Government has fair expectations of the Ku-ring-gai
LGA in terms of the provision of future housing availability” (Question 7F), interestingly,
30 (77%) of all participants noted that they had never attended a meeting of Ku-ring-gai
Council with a personal interest in a local town planning issue (Question 5). Furthermore,
only 11 (28%) of all respondents either Disagreed (23%) or Strongly Disagreed (5%)
with the statement “All Sydney Local Government Areas should play an equal part in
accommodating the growth of Sydney’s population” (Question 7D).
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Therefore, based on the results of this sample, it would appear that, despite the notable
friction that has existed between the KC and the State Government in the past, a
significant proportion of this friction may have been caused by the actions and
procedures of the Council itself and has generally not been an outcome of combined
Council / resident stubbornness.
6.3.4 Heritage and the use of statutory heritage protection
Under the relevant legislation, there are several statutory registers upon which a building,
parcel of land or even an area deemed to be of historical importance may be placed
(Farrier, D & Stein, P, 2006). However, regardless of the level of significance (e.g,
‘State’, ‘Local’, etc) a particular item of statutory heritage may have, it is generally
protected from any type of works that may compromise its’ ‘character’, including
demolition or major alteration (NSW Heritage Office, 2006). Heritage items may be
individually listed or as part of a group (generally referred to as a ‘Conservation Area’ –
National Trust, 2000). As has been highlighted by authors such as Rost (1984), a
statutory heritage listing has the ability to impact upon the owners “highest and best use”
of their land, potentially affecting its’ market value. Although organizations such as the
National Trust of Australia (2000) has recognized many areas within Ku-ring-gai as
worthy of preservation, these recognition does not carry any statutory protection.
Again, the argument that the impacts of the State Government’s urban consolidation
polices upon the historical / heritage character of Ku-ring-gai has been the focus of much
media attention. This argument has been cited by both residents and elected Council
members. In June 2006, the president of the Friends of Ku-ring-gai Environment RAG,
Anne Carroll commented that “urban consolidation would destroy Ku-ring-gai’s urban
conservation areas listed by the National Trust in 2000. The National Trust noted that
unless the policies were modified [and] heritage principles adopted, the green suburbs of
Ku-ring-gai would be under threat. Six years on, it is a distressing reality” (Carroll, A in
Guinan, E, 2006, 2006-6, p39). These feelings were reflected by the surveyed residents.
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In response to “The heritage character of the Ku-ring-gai LGA should not be
compromised in order to population growth and development needs of Sydney” (Question
7L), 33 (85%) of all participants either Strongly Agreed (56%) or Agreed (29%) with this
statement. This feeling amongst residents was also shown through the responses given to
Question 7(G), discussed under ‘Resident connection to the appearance of the locality’,
above. However, as was highlighted in Chapter 5, some evidence exists to suggest that,
although statutory heritage may be a means of protection of an area’s visual and
landscape character from the impacts of urban consolidation, this may not be a preferable
option in the eyes of property owners (Guinan, E, 2006-3; Nixon, S, 2006).
In order to gain an insight into the opinions or residents towards the use of statutory
heritage protection, Question 10 of the survey asked “Assuming that an official Heritage
Listing of your property would limit your ability to develop it and may affect its’ value,
would you accept a proposal to have your property officially recognized as of heritage
significance”? Of those participants from LEP194 affected properties, the following
responses were given:

•

6/17 (36%) selected Yes (Option 1)

•

3/17 (17%) selected No (Option 2)

•

8/17 (47%) selected Only if all the other properties that surround my own were
also listed (Option 3)

Of those participants from LEP194 unaffected properties, the following responses were
given:

•

7/22 (32%) selected Yes (Option 1)

•

11/22 (50%) selected No (Option 2)

•

4/22 (18%) selected Only if all the other properties that surround my own were
also listed (Option 3)
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Option 3 of this question essentially alluded to the prospect of the property being
included in a statutory Urban Conservation Area. This would ultimately prevent
adjoining properties from being rezoned to permit higher density developments as they
too would be the subject of statutory protection, potentially preserving the subject
property’s market value. On this basis, the Option 2 and Option 3 are closely linked.
Therefore, when combined, 64% of participants from LEP194 affected properties and
68% of participants from LEP194 unaffected properties expressed that they would not
accept an outright proposal to have their property individually listed on a statutory
heritage register. In consideration of this finding, the assumption could be made that,
while residents may be opposed to the impacts of urban consolidation upon the visual and
historical / heritage character of the Ku-ring-gai LGA, they would generally not seek a
statutory heritage listing on their property if it meant that its’ value may be affected.
6.3.5 The importance of property value
Although the various media have placed a significant amount of focus upon the desire of
residents to retain the visual character of the area’s landscape, of those sources
investigated, there does not appear to be any information to suggest that theories such as
that of Allensworth (see Chapters 1 & 4) can be confirmed when specifically applied to
the situation within Ku-ring-gai. None of these sources appear to directly identify
property market values as the primary concern of the residential population. Therefore,
several questions in the survey both directly and indirectly asked participants to express
the level of importance they place on this issue.
As shown in Figures 6.1 & 6.2, both participants from LEP194 affected and unaffected
properties gave little attention to the option the value of property values / prices as their
reason for choosing to live in Ku-ring-gai. In this regard, not a single participant (from
either group) selected this option as their primary preference with only 4 (10%) selecting
this option as either their second or third preference. This feeling was reflected by the
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responses given for Question 9 that asked participants to rank a series of options in order
of most importance to them. Again, both participants from LEP194 affected and
unaffected properties placed little apparent importance upon property values. Of all
participants, only 17 (46%) selected the option the market value of my property as either
their first, second or third preference with only 5 (13%) participants expressing this factor
as of most importance to them.

Number of responses

Question 9 - Issues of importance to residents overall participant responses
50

Preference

40

5th
4th

30

3rd

20

2nd

10

1st

0
1

2

3

4

5

Option
Figure legend
Option 1: The market value of my property
Option 2: The character and appearance of the Ku-ring-gai landscape
Option 3: The ability to sell my property for the highest achievable amount
possible
Option 4: The availability of local (within the boundaries of the LGA) shops
and services
Option 5: The fact that I live in an area of predominantly low density
residential housing

Figure 6.7: LEP194 affected and unaffected properties - participant responses to Question 9

In respect of Rost’s (1984) comments relating to the legal zoning of a property playing a
significant role in that property’s “highest and best use”, Question 14 of the survey asked
participants to choose from one of four options in response to the question “Which of the
following do you feel best describes your opinion towards the potential future alteration
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of the way in which your property is zoned”? In relation to the issue of potential market
value concern of residents, it was anticipated by the researcher that, should participants
have the value of their property as their primary concern, they would select I would
prefer my property be zoned for a variety of uses, including residential apartment
buildings (Option 1). Alternatively, should participants have the retention of the visual
character of the landscape as their primary concern, they would select I would prefer the
current zoning of my property and those that surround it remain unchanged (Option 3) as
their response. Option 3, I am not concerned with the zoning of my property provided that
all the properties that surround my own are zoned in the same way was specifically
designed to identify the differences in opinion (if any) that may exist between the
residents who had benefited from the rezonings of LEP194 (affected properties) and
those that would simple be subject to the impacts of the rezoning outcomes (unaffected
properties).

Question 14 - Potential zoning change
preferences of residents

Number of responses

14
12
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3
Option

4
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Figure legend
Option 1: I would prefer my property be zoned for a variety of uses,
including residential apartment buildings
Option 2: I am not concerned with the zoning of my property, provided all
the properties that surround my own are zoned the same way
Option 3: I would prefer that the current zoning of my property and those
that surround it remain unchanged
Option 4: I am not concerned with the zoning of my property at all
Option 5: I do not have an opinion on this matter
Figure 6.8: LEP194 affected properties - participant responses to Question 14
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The response of participants to this question was somewhat surprising. Of those
participants from LEP194 affected properties, 13 (76%) chose Option 3 as their response.
Interestingly, not a single participant chose Option 1 and only 2 (24%) chose Option 2
(shown in Figure 6.8). Comparatively, of those participants from LEP194 unaffected
properties, 22 (94%) selected Option 3 as their response with only 2 (9%) selecting
Option 2. In respect of the overwhelming selection of Option 3 among all participants, it
could be commented that the “highest and best use” (i.e. potential market value) of the
properties of surveyed residents does not take precedence over their emotive connection
with the retention of the visual character of Ku-ring-gai’s landscape. This comment is
reinforced by the fact that a large proportion of the surveyed residents opted to directly
express their feelings on the issue, even though they were presented with the option I do
not have an opinion on this matter.
An overview of the consistency displayed through the findings of the survey with those
found in the literature is provided in the following Chapter.
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Chapter 7:

In this Chapter, the consistency that was found to exist
between the findings of the survey and those contained

Consistency of survey
within the reviewed literature is discussed. The extent to
findings with the themes which consistencies or inconsistencies were found to exist
of the reviewe d literature

has allowed the conclusions of the following chapter to be
made

In Chapter 4, a review of the available literature that investigated previous urban
consolidation programs implemented in other suburban areas, both locally and
internationally was conducted. Through this review, five key / central themes were
identified. These themes were deemed by the researcher as either relevant to the testing
of the aim of the thesis or gaining an insight into the issues of the stated objective.
Accordingly, the questions of the survey were designed to investigate the extent to which
consistency existed between the opinions of Ku-ring-gai’s residents and these major
themes. It was anticipated that, depending upon the degree of consistency expressed
through the survey results, valid conclusions on the extent to which the thesis aim and
objective had been achieved could be made.
An overview of the consistency displayed through the findings of the survey with those
found in the literature is provided in the following.
Theme 1 – The connection of local residents to the visual appearance / character of
their locality
A varying degree of consistency between the themes of the literature and those displayed
through the findings of the survey were found to exist in relation to this issue. In
accordance with theories of Lewis (1999), it appeared to be confirmed that, in areas
previously void of such development, the willingness of residents to accept the
introduction of higher density developments into their neighbourhoods generally related
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to the previous level of exposure they have had to such developments. As shown in
Figure 7.1, the physical scale and appearance of contempory RFB design somewhat
varies to that which Ku-ring-gai has housed in the past. The responses given by surveyed
residents to Question 2 in particular were highly consistent with the theme that much of
the concern existing residents have towards RFBs and like development relates to the
irreversible impacts that they have upon the visual character of the landscape, an aspect
that is widely held in high regard.

Figure 7.1: Example of traditional Ku-ring-gai RFB in Stanhope Road, Killara (left) and an
example of a new RFB recently completed in Tryon Road, Lindfield (right)
(Source: Ratcliff, S, 2006)

Generally, surveyed residents expressed that they had no concern about the new residents
who will be moving into the newly constructed RFBs of Ku-ring-gai (Question 11). This
finding conflicted with the theory of Yue-man that existing residents of affluent areas
often have unsubstantiated fears of those who will be moving into their neighbourhoods
and living in such higher density developments.
Finally, although indirectly confirmed through the responses given to Question 8,
consistency was also shown with the comments of Lewis (1999) that suggest RFBs are
generally poorly designed and are consequently incompatible with the visual character of
landscapes such as that of Ku-ring-gai.
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Theme 2 – The ability of existing infrastructure provisions to accommodate the
resultant increased demand of urban consolidation
In relation to this theme, the findings of the survey were generally consistent with the
theory of Troy (1996) that urban consolidation often takes place in areas supported by
road networks that can not accommodate further increases in demand. As shown through
the responses given to Question 3, Ku-ring-gai’s existing residents place a high reliance
on the use of the private vehicle for transport and this trend is expected to continue
among new residents to the area. However, the study conducted by GHD (2000) suggests
that the area’s existing road network is already approaching its’ maximum handling
capacity.
Although reviewed literature sources, such as the study conducted by the NSW DoP and
Energy Australia (2006), suggest that RFBs and like higher density developments are
actually less environmentally friendly than detached dwellings, a significant proportion
of surveyed residents felt that existing utility infrastructure provisions were currently
adequate. In respect of the findings of the SKM study and the introduction of policies
such as SEPP – BASIX that appear to suggest the existing networks will be capable of
handling increased demand; little consistency with this theme was displayed through the
findings of the survey.
Theme 3 - The friction that exists between State and Local governments regarding
local planning matters
Despite a large number of surveyed residents noting that they have had little direct
interaction with Ku-ring-gai’s elected Council’s handling of local planning issues
(Question 5), finding any specific consistency with the themes of the literature suggesting
local government is nothing more than a ‘creature’ of the State Government (Stilwell &
Troy, 2000) proved difficult. However, as shown through the responses given to Question
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7(F), a large number of surveyed residents felt that the housing provision requirements
imposed upon Ku-ring-gai are not fair. As the specific function of the elected Council is
to represent the wider community in matters of local public interest (Local Government
Act, 1993), it could be suggested that consistency with this theme of the literature was
displayed through the survey findings to some extent.
Little consistency was shown to exist with the suggestions of Greenberg and Lewis
(1999) and Thompson and Brodsky (1997) that local residents are seeking to have
increased involvement in local planning decision making. As mentioned above, the
responses to Question 5 revealed that few residents were found to have ever attended a
meeting of Council with a specific interest in a local planning matter.
Theme 4 - The loss of aspects of urban heritage and the use of heritage to avoid the
impacts of urban consolidation
A strong consistency was shown through the findings of the survey with this theme. As
suggested by Lewis (1999), the benefits of the protection offered by a statutory heritage
listing were generally not specifically desired by surveyed residents (displayed through
responses to Question 10), most probably because of the financial burdens that
accompany such a listing. Consistency was also found to exist with the theory of Tishler
(1982) that areas of supposed heritage value are of most importance to those people with
some direct connection to the area. Although the finding was not discussed in Chapter 6,
a large proportion of all participants (16 / 69%), either Strongly Agreed (36%) or Agreed
(33%) with the statement “The street that I live in is of a character and appearance
worthy of special protection” (Question 7M). Furthermore, as shown through responses
to Question 7(D), a large proportion of participants felt that the heritage character of the
Ku-ring-gai LGA should not be compromised as an outcome of Sydney’s urban
consolidation.
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Theme 5 – The importance of property values to residents
A generally low level of consistency was shown to exist between the findings of the
survey and the themes of the literature in relation to this issue. Through the responses
given to Question 2 and Question 9, it was found that the opinions of surveyed residents
generally conflicted with the theory of Allensworth that the property value of land
holders in affluent areas is of a high level of importance. Furthermore, although Rost has
noted that the ‘upzoning’ of a property is likely to lead to an increase of its’ overall
potential market value, the general consensus among participants is that they would
prefer the current zoning of properties within their area to remain as is, regardless of
possible financial benefit.
A further finding not discussed in Chapter 6, Question 7(H) of the survey asked
participants to express their level of agreement with the statement “In the assessment of
potential developments, it is fair that Council requires applicants to design proposed
works in a manner consistent with the predominant character of the Ku-ring-gai built
environment, even if this adds to the costs of the proposed works”. In response, 33 (85%)
of all participants either Strongly Agreed (51%) or Agreed (34%) with this statement.
This finding appears to further confirm that, in contrast to Allensworth’s theory, the
retention of the visual character of the Ku-ring-gai LGA is of a greater importance to
residents than the market value of their property when directly compared.
In the following Chapter, a series of conclusions have been made based on both the
consistencies found to exist between the findings of the survey and the literature and the
findings of the survey itself. These conclusions relate to the extent of which the stated
thesis aim and objective has been achieved.
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Chapter 8:
Project conclusions

In this final chapter, a series of conclusions have been made
on the extent to which the thesis aim and objective have
been achieved based on the findings of the project.
Suggestions for possible areas or further research stemming
from this project have also been provided.

8.1 Conclusion 1: Thesis aim
Based on the outcomes of this thesis project, it would appear that, among those surveyed,
the character and amenity of the Ku-ring-gai landscape is of a greater concern to the
residents of the LGA than the market value of their properties. However, the findings of
the project also suggest that residents are generally not prepared to resort to statutory
heritage listings in order to ensure that the historical / heritage value of this landscape is
maintained. Therefore, in respect of these findings, a possible ‘Conclusion Statement’ for
this project could be:
The residents of the Ku-ring-gai LGA have a strong connection to the visual character
and amenity of the area’s landscape. They do not feel that the introduction of
Residential Flat Buildings into the area in order to meet the housing quotas required
for the consolidation of Sydney’s growth is a justifiable reason for the impacts upon
this character. Furthermore, residents feel that, although the retention of this
character is important, it should not require the imposition of statutory protection
measures that limit the development flexibility of their properties and may potentially
affect the property’s market value.
Despite the image of ‘affluence’ (Allensworth, 1975) and exceptional historical / heritage
value (Godden McKay Logan, 2000) that is often associated with the Ku-ring-gai LGA,
the overall outcome of this project appears to suggest that, in accordance with the
theories of Lewis (1999), residents of any suburban area develop connections with the
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areas in which they live. These residents will seldom readily accept any type of changes
that may compromise these connections. The extent to which residents are able to repel
such changes relates to the resources (financial, political or otherwise) that they have at
their disposal. Financial considerations are important, however as a statement of financial
assets may only be looked at momentarily, neighbourhood developments must be
endured everyday.
8.2 Conclusion 2: Thesis objective
In pursuance of the objective stated by this thesis, the following in-sights into the stated
issues were discovered:
Is the often cited defence of unreasonable impacts upon existing infrastructure
networks valid or truly a concern among residents?
In recognition of the content of the reviewed literature and the findings of the survey, the
conclusion can be made that, as the existing infrastructure networks of any area are a
finite resource, they should not be overlooked when urban consolidation policy is
implemented. Although the surveyed residents of Ku-ring-gai did not express notable
concern for the ability of existing utility infrastructure systems to accommodate
significant increase in demand, the concerns highlighted by sources such as Malicki
(2006) are warranted. Furthermore, the apparent dis-regard of the State Government for
the existing situation of Ku-ring-gai’s road network may only be described as
irresponsible. Notwithstanding the indication among surveyed residents that they would
make better use of public transport options if the services were upgraded, the provisions
relating to resident parking, seemingly promoting vehicle ownership, in the State
Government gazetted LEP194 contradicts their own objectives for urban consolidation
policy.
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Therefore, on the basis of these factors, the issue of impacts of urban consolidation upon
existing infrastructure networks has shown to be a valid concern, even if not unanimously
expressed by surveyed residents.
Do residents view statutory heritage listings as an acceptable means of ensuring the
visual character and amenity of the Ku-ring-gai landscape is retained?
The findings of this study indicate that, among surveyed residents, the potential use of a
statutory heritage listing is generally not a preferred method of ensuring the visual
character and amenity of the Ku-ring-gai landscape is retained. However, as was also
discovered, the problems presented by land use determination (such as incompatible
developments, visual degradation of neighbourhoods, etc) through the traditional
methods of zoning are also a concern amongst residents.
Although not discussed in Chapter 6, in response to Question 13 of the survey, 35 (90%)
of all participants felt that “higher density development should be concentrated within a
specific area with the remainder of the LGA excluded from further changes to density”.
Such an approach to land use determination may be recognized as contradictory to the
methods of zoning currently used in the NSW planning system. However, attempts to
introduce alternatives to the current approach have failed in the past. A key concept of
Plan First, a NSW State Government planning initiative, attempted to re-create the ways
in which the use of land is determined by placing a focus on ‘place specific’
considerations as opposed to standardized site criteria (as used in land zoning practice).
This approach, aimed at allocating compatible developments in appropriate areas, was
also incorporated in to the Warringah LEP 2000. Despite the benefits of such
methodologies that were argued to exist (Mant, J, 2000), these systems were never
formally adopted by the State Government. Instead, the LEP Standard Template (NSW
DOP, 2006) that is to be adopted by all NSW local government areas in the coming years
continues to use ‘place-blind’ utilize zoning as the means for land use determination.
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Therefore, although statutory heritage listings may not be the best approach for retaining
the visual character and amenity of the Ku-ring-gai landscape, there is little alternative
protection offered under the current (and future) aspects of the NSW planning system.
Who is truly behind the conflict between Ku-ring-gai and the State Government that
has led to the forced imposition of urban consolidation policy upon the LGA?
As highlighted by Duffy (2006), the LGA of Ku-ring-gai held out longer than other NSW
local councils in the effort to avoid the implementation of State Government urban
consolidation policy. As has been shown through this thesis, the area’s community
(residents, RAGs, elected Councillors etc, inclusive) have a strong desire to ensure the
visual character and amenity of the landscape is retained. Consequently, although not
directly displayed through the findings of the survey, in further consideration of the
reviewed sources of literature, it would appear that the Ku-ring-gai community as a
whole may have contributed to the previous conflicts that have occurred. However, as
suggested by Lewis (1999), these conflicts may only be more notable than those that have
occurred in other areas due to the resources used to fight the State Government that the
residents of Ku-ring-gai, a recognized area of ‘affluence’ have at their disposal.
Therefore, although the elected Council may be most directly identified as being behind
these conflicts (and the resultant outcomes) the Councillors appear to have only been
acting in the interests of the wider community.
8.3 Further research
As an outcome of this thesis project, a variety of issues stemming from the study’s
findings have been identified, including:

•

An investigation of the issues covered by this study amongst specifically newer
residents to the Ku-ring-gai LGA
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•

A reflective review of resident opinion and the market value of property following
the completed implementation of the Ku-ring-gai Residential Strategy (both
Stages 1 & 2)

•

An in-depth investigation of the impacts of a statutory Heritage listing upon
individually properties, those within a group (UCA) and those located in
proximity to RFBs.

These issues may be suitable for further research in the future.
8.4 Final conclusion
Finally, the question must be asked; ‘how notable will the introduction of RFBs to the
landscape character of Ku-ring-gai be? Notwithstanding concerns relating to appearance
that have been highlighted through this study, the fact remains that, under the provisions
of LEP194, the greatest legally permissible height such buildings may reach is five
storeys. Furthermore, a minimum of 50% of the site on which the building stands must be
dedicated to landscaping purposes. Many of the rezoned sites throughout the LGA have
already been sold and are currently being developed.
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Figure 8.1: The RFBs of Waitara, a suburb bordering the boundaries of the Ku-ring-gai LGA
(Source: Ratcliff, S, 2006)

As seen in Figure 8.1, the visual design of contempory RFBs are generally not of a style
previously seen in Kur-ing-gai. However, in areas such as the nearby suburb of Waitara
(that borders the Ku-ring-gai LGA), sites that have been rezoned for higher density
developments permit buildings up to 12 storeys in height with minimal requirements for
landscaping (Hornsby Council, 2006). In respect of these considerations, perhaps the
comment could be made that, in the face of inevitable urban consolidation outcomes, ‘the
Ku-ring-gai LGA made much ado about nothing and got off very lightly’.

** End **
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Appendix 4

Stuart Ratcliff – Contact 0404 909 284
5th Year Bachelor of Town Planning Student at the
University of New South Wales
A Survey of Local Resident Opinion towards Local Town
Planning Issues and Living in the Ku-ring-gai Local
Government Area
September 2006
Dear Sir / Madam,
Subject: Bachelor of Town Planning Research Thesis 2006
My name is Stuart Ratcliff. I am a final year Town Planning student at the University of New South
Wales. As a requirement of the Bachelor of Town Planning degree, I am commencing a research
thesis and seek your assistance with regard to the topic I have chosen, which is: The Battle for Ku-ring-gai: Local Values vs. State Government Interests.
I am particularly interested in how the interests of the local community compare to those of the
State Government in regard to planning for the future of the Ku-ring-gai Local Government Area.
Please take a few minutes to complete the following survey. Please note that you may skip any
questions in the survey that you do not wish to answer, however, of the questions that you do
choose to answer, please do so in a manner that best represents your true opinions / views
towards the issue.
Enclosed in this package, you will find a postage paid envelope for the return of your survey.
Should you choose to fill out this survey, please post it to me no later than 30 September 2006.
I am looking forward to undertaking this thesis project and would greatly appreciate your
participation in this study. Should you wish to contact me or require any additional information, my
mobile phone number is 0404 909 284. You may also contact my supervisor, Dr Danny Wiggins,
for further information about my project and the Bachelor of Town Planning research thesis
requirement (dwiggins@shoal.net.au).
Confidentiality
In the return of your survey, you will remain completely anonymous to me. This survey does not
require you to provide any information or details that would allow you to be identified in any way.
As a requirement of the University of NSW ethical procedure for research, the information that you
provide will be securely stored and will not be used for any purpose other than the completion of
this thesis project. Furthermore, this information will not be released to any person or organization
other than those involved in the marking of this project.
Yours sincerely,
Stuart Ratcliff

Please Note: In accordance with
the requirements of the UNSW,
no person under the age of 18
may participate in this study

A Survey of Local Residents Opinions towards Local Town Planning Issues and Living in the Ku-ring-gai
th
Local Government Area – Stuart Ratcliff 5 Year BTP Student, UNSW

Faculty of the Built Environment
A Survey of Local Resident Opinion towards Local Town
Planning Issues and Living in the Ku-ring-gai Local
Government Area
Unless otherwise indicated, please tick the relevant boxes next to the each of the
questions in this survey.
Question 1. How long have you lived in the Local Government Area (LGA) of Ku-ring-gai?

□
□
□
□

Less than 1 year
Between 1 and 5 years
Between 5 and 10 years
10 years or more

Question 2. Why did you choose to live in the LGA of Ku-ring-gai?
Please note: if you choose to select multiple answers, please rank these answers in order of
highest to lowest preference e.g.
Access to infrastructure and transport
1
2

Property values / prices in LGA

3

Etc………

The predominant physical characteristics of the LGA, such as detached housing and a
bush land setting
Access to infrastructure and public transport
The value of property values / prices in the LGA
The prestigious image that is associated with the Ku-ring-gai LGA
The safety of the LGA
The choice of different housing types available, such as unit blocks, detached housing, etc
The desire to live within a traditional suburban environment
Grew up in Ku-ring-gai
Other (Please Specify)
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Question 3. In your day-to-day travels (i.e., to work, shops, place of leisure, etc), which of
the following transport methods do you use?
Please note: if you choose to select multiple answers, please rank these answers in order of
highest use to lowest use
Private vehicle
Public transport
Neither – prefer to walk or cycle
Question 4. If you do not use public transport because you live in an area that does have
readily available access to these services, would you start using public transport if access
to such services became available to you?
Yes
No-Why?

Question 5. When was the last time (if ever) that you attended a meeting of Ku-ring-gai
Council with a personal interest in a local Town Planning issue?
Please specify approximate date – does not need to be exact
Question 6. From your experience, which of the following do you feel best describes the
Councilors of Ku-ring-gai
The Councilors operate effectively and make fair decisions that represent the interests of
the community
Some but not all Councilors appear to have the interests of the community as their primary
priority
The Councilors appear to place their own interests ahead of those of the wider community
Unsure / do not have an opinion on this matter
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Strongly
Disagree

Disagree

Neither Agree
or Disagree

Agree

Strongly Agree

Question 7. Please tick the boxes at the left that best reflect your opinion about the LGA of
Ku-ring-gai

Your opinion of the Ku-ring-gai LGA

The traditional, predominantly low-density residential
character of the Ku-ring-gai LGA should be maintained
Current infrastructure provisions (e.g. sewerage and
electricity, public transport etc) are adequate
The current road networks of the Ku-ring-gai LGA will be
capable of accommodating future increases of vehicular
traffic
All Sydney Local Government Areas should play an
equal part in accommodating the growth of Sydney’s
population
Ku-ring-gai needs a greater variety of retail (shopping)
facilities
The NSW State Government has fair expectations of the
Ku-ring-gai LGA in terms of the provision of future
housing availability
The Ku-ring-gai LGA is of a unique landscape character
that is unlike any other Local Government Area in
Sydney
In the assessment of potential developments, it is fair
that the Council requires applicants to design proposed
works in a manner consistent with predominant,
traditional character of the Ku-ring-gai built environment,
even if this adds to the cost of the proposed works
The State Government is aware of the opinion of Kuring-gai’s residents towards the appearance of the LGA
The owner of each property should have the greatest
say in how it is used and developed
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My children should have the opportunity to become
owners of their own residence in Ku-ring-gai in the future
The heritage character of the Ku-ring-gai LGA should not
be compromised in order to accommodate the
population growth and development needs of Sydney
The street that I live in is of a character and appearance
worthy of special protection
New developments, including alterations to existing
houses, should be energy and water efficient, regardless
of costs to the owner
Investment properties in Sydney are a sound economic
investment
In the assessment of Development Applications for
proposed building works in Ku-ring-gai, thorough
consideration should be given to how well the proposal
meets the Policies against which the Development
Application is assessed
Question 8. Which of the following do you feel best describes your views towards
residential apartment buildings in excess of three storeys in height?
They are of little overall impact to the character of the landscape
They are acceptable provided that they are designed in a manner that compliments, not
imposes upon, the character of the landscape
They are a threat to the character of the Ku-ring-gai LGA landscape
Question 9. Please rank the following in order of their importance to you (from most
important to least important)
The market value of my property
The character and appearance of the Ku-ring-gai landscape
The ability to sell my property for the highest achievable amount possible
The availability of local (within the boundaries of the LGA) shops and services
The fact that I live in an area of predominantly low density residential housing
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Question 10. Assuming that an official Heritage Listing of your property would limit your
ability to develop it and may affect its value, would you accept a proposal to have your
property officially recognized as of heritage significance?
Yes
No
Only if all the other properties that surround my own were also listed
Question 11. In the coming years, the Ku-ring-gai LGA will experience a significant influx
of new residents who will be moving into newly built residential apartment buildings.
Which of the following do you feel best describes your views towards these new
residents?
a. I have no concerns about the new residents who will live in these buildings
b. I have some concern about the types of people who may be moving into these buildings
c. I do not have an opinion on this matter
Question 12. If you selected ‘b’ in Question 10 above, please briefly describe the focus of
you concern:

Question 13. Which of the following do you feel best describes your views towards the
manner in which the areas of land designated for higher (than existing) density
development in the Ku-ring-gai should be determined?
Please note: higher density development refers to residential apartment buildings, office blocks
and the like
Higher density development should be concentrated within a specific area with the
remainder of the LGA excluded from further changes to density
Higher density development should be evenly spread throughout the LGA
Higher density developments should be located in any area other than those of recognized
heritage value
I do not have an opinion on this matter
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Question 14. The ‘zoning’ of your property legally specifies the types of development that
may be constructed on the property such as a single house, a residential apartment
building or commercial development. The zoning of your land also affects its value as land
that is zoned for a variety of uses generally attracts a higher market value.
Which of the following do you feel best describes your opinion towards the potential future
alteration of the way in which your property is zoned?
(Please note: the re-zoning of land can not legally prohibit the type of development that already
stands on your property)
I would prefer my property be zoned for a variety of uses, including residential apartment
buildings
I am not concerned with the zoning of my property, provided all the properties that
surround my own are zoned in the same way
I would prefer that the current zoning of my property and those that surround it remain
unchanged
I am not concerned with the zoning of my property at all
I do not have an opinion on this matter

Thank you for your participation!
Your input has been appreciated and will greatly contribute to this study. Should you
have any questions regarding this study, please feel free to contact me or my project
supervisor on the phone numbers / e-mail addresses provided in the enclosed cover
page.
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Stuart Ratcliff – Contact 0404 909 284
5th Year Bachelor of Town Planning Student at the
University of New South Wales
A Survey of Local Resident Opinion towards Local Town
Planning Issues and Living in the Ku-ring-gai Local
Government Area
September 2006
Dear Sir / Madam,
Subject: Bachelor of Town Planning Research Thesis 2006
My name is Stuart Ratcliff. I am a final year Town Planning student at the University of New South
Wales. As a requirement of the Bachelor of Town Planning degree, I am commencing a research
thesis and seek your assistance with regard to the topic I have chosen, which is: The Battle for Ku-ring-gai: Local Values vs. State Government Interests.
I am particularly interested in how the interests of the local community compare to those of the
State Government in regard to planning for the future of the Ku-ring-gai Local Government Area.
Please take a few minutes to complete the following survey. Please note that you may skip any
questions in the survey that you do not wish to answer, however, of the questions that you do
choose to answer, please do so in a manner that best represents your true opinions / views
towards the issue.
Enclosed in this package, you will find a postage paid envelope for the return of your survey.
Should you choose to fill out this survey, please post it to me no later than 30 September 2006.
I am looking forward to undertaking this thesis project and would greatly appreciate your
participation in this study. Should you wish to contact me or require any additional information, my
mobile phone number is 0404 909 284. You may also contact my supervisor, Dr Danny Wiggins,
for further information about my project and the Bachelor of Town Planning research thesis
requirement (dwiggins@shoal.net.au).
Confidentiality
In the return of your survey, you will remain completely anonymous to me. This survey does not
require you to provide any information or details that would allow you to be identified in any way.
As a requirement of the University of NSW ethical procedure for research, the information that you
provide will be securely stored and will not be used for any purpose other than the completion of
this thesis project. Furthermore, this information will not be released to any person or organization
other than those involved in the marking of this project.
Yours sincerely,
Stuart Ratcliff

Please Note: In accordance with
the requirements of the UNSW,
no person under the age of 18
may participate in this study
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Faculty of the Built Environment
A Survey of Local Resident Opinion towards Local Town
Planning Issues and Living in the Ku-ring-gai Local
Government Area
Unless otherwise indicated, please tick the relevant boxes next to the each of the
questions in this survey.
Question 1. How long have you lived in the Local Government Area (LGA) of Ku-ring-gai?

□
□
□
□

Less than 1 year
Between 1 and 5 years
Between 5 and 10 years
10 years or more

A: 0%
A: 18%
A: 18%
A: 65%

U: 0%
U: 5%
U: 14%
U: 82%

Question 2. Why did you choose to live in the LGA of Ku-ring-gai?
Please note: if you choose to select multiple answers, please rank these answers in order of
highest to lowest preference e.g.
Access to infrastructure and transport
1
2

Property values / prices in LGA

3

Etc………

NB: first preference shown
The predominant physical characteristics of the LGA, such as detached housing and a
bush land setting
A: 59%
U: 36%
Access to infrastructure and public transport
A: 12%
U: 5%
The value of property values / prices in the LGA
A: 0%
U: 0%
The prestigious image that is associated with the Ku-ring-gai LGA
A: 0%
U: 0%
The safety of the LGA
A: 0%
U: 0%
The choice of different housing types available, such as unit blocks, detached housing, etc
A: 0%
U: 5%
The desire to live within a traditional suburban environment
A: 29%
U: 5%
Grew up in Ku-ring-gai
A: 0%
U: 9%
Other (Please Specify)
A: 0%
U: 41%
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Question 3. In your day-to-day travels (i.e., to work, shops, place of leisure, etc), which of
the following transport methods do you use? NB: first preference shown
Please note: if you choose to select multiple answers, please rank these answers in order of
highest use to lowest use
Private vehicle

A: 88%

U: 95%

Public transport

A: 12%

U: 5%

Neither – prefer to walk or cycle

A: 0%

U: 0%

Question 4. If you do not use public transport because you live in an area that does have
readily available access to these services, would you start using public transport if access
to such services became available to you?
Yes

A: 29%

U: 36%

No-Why?

A: 6%

U: 14%

Question 5. When was the last time (if ever) that you attended a meeting of Ku-ring-gai
Council with a personal interest in a local Town Planning issue?
Please specify approximate date – does not need to be exact

see results in text

Question 6. From your experience, which of the following do you feel best describes the
Councilors of Ku-ring-gai
The Councilors operate effectively and make fair decisions that represent the interests of
the community
A: 6%
U: 0%
Some but not all Councilors appear to have the interests of the community as their primary
priority
A: 53%
U: 50%
The Councilors appear to place their own interests ahead of those of the wider community
A: 12%
U: 5%
Unsure / do not have an opinion on this matter
A: 29%
U: 45%

A Survey of Local Residents Opinions towards Local Town Planning Issues and Living in the Ku-ring-gai
th
Local Government Area – Stuart Ratcliff 5 Year BTP Student, UNSW

Strongly Agree

Agree

Neither Agree
or Disagree

Disagree

Strongly
Disagree

Question 7. Please tick the boxes at the left that best reflect your opinion about the LGA of
Ku-ring-gai

A:
94%
U:
64%

A:
6%
U:
36%

A:
0%
U:
0%

A:
0%
U:
0%

A:
0%
U:
0%

A:
12%
U:
0%
A:
12%
U:
5%

A:
65%
U:
64%
A:
6%
U:
5%

A:
6%
U:
18%
A:
18%
U:
14%

A:
18%
U:
18%
A:
12%
U:
55%

A:
0%
U:
0%
A:
53%
U:
23%

A:
0%
U:
5%

A:
53%
U:
55%

A:
12%
U:
18%

A:
24%
U:
23%

A:
12%
U:
0%

A:
0%
U:
5%
A:
6%
U:
5%

A:
12%
U:
5%
A:
6%
U:
5%

A:
41%
U:
36%
A:
24%
U:
36%

A:
47%
U:
41%
A:
35%
U:
27%

A:
0%
U:
14%
A:
29%
U:
27%

A:
35%
U:
23%

A:
29%
U:
55%

A:
12%
U:
0%

A:
24%
U:
23%

A:
0%
U:
0%

h

A:
76%
U:
32%

A:
18%
U:
45%

A:
6%
U:
5%

A:
0%
U:
18%

A:
0%
U:
0%

i

A:
0%
U:
5%

A:
35%
U:
41%

A:
41%
U:
23%

A:
18%
U:
23%

A:
6%
U:
9%

a

b

c

d

e

f

g

Your opinion of the Ku-ring-gai LGA

The traditional, predominantly low-density residential
character of the Ku-ring-gai LGA should be maintained
Current infrastructure provisions (e.g. sewerage and
electricity, public transport etc) are adequate
The current road networks of the Ku-ring-gai LGA will be
capable of accommodating future increases of vehicular
traffic
All Sydney Local Government Areas should play an
equal part in accommodating the growth of Sydney’s
population
Ku-ring-gai needs a greater variety of retail (shopping)
facilities
The NSW State Government has fair expectations of the
Ku-ring-gai LGA in terms of the provision of future
housing availability
The Ku-ring-gai LGA is of a unique landscape character
that is unlike any other Local Government Area in
Sydney
In the assessment of potential developments, it is fair
that the Council requires applicants to design proposed
works in a manner consistent with predominant,
traditional character of the Ku-ring-gai built environment,
even if this adds to the cost of the proposed works
The State Government is aware of the opinion of Kuring-gai’s residents towards the appearance of the LGA
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j

k

l

m

n

o

p

A:
6%
U:
18%
A:
65%
U:
9%
A:
59%
U:
55%

A:
12%
U:
32%
A:
29%
U:
50%
A:
29%
U:
27%

A:
24%
U:
0%
A:
6%
U:
36%
A:
6%
U:
5%

A:
59%
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The owner of each property should have the greatest
say in how it is used and developed
My children should have the opportunity to become
owners of their own residence in Ku-ring-gai in the future
The heritage character of the Ku-ring-gai LGA should not
be compromised in order to accommodate the
population growth and development needs of Sydney
The street that I live in is of a character and appearance
worthy of special protection
New developments, including alterations to existing
houses, should be energy and water efficient, regardless
of costs to the owner
Investment properties in Sydney are a sound economic
investment
In the assessment of Development Applications for
proposed building works in Ku-ring-gai, thorough
consideration should be given to how well the proposal
meets the Policies against which the Development
Application is assessed

Question 8. Which of the following do you feel best describes your views towards
residential apartment buildings in excess of three storeys in height?
They are of little overall impact to the character of the landscape
A: 0%
U: 0%
They are acceptable provided that they are designed in a manner that compliments, not
imposes upon, the character of the landscape
A: 18%
U: 23%
They are a threat to the character of the Ku-ring-gai LGA landscape
A: 82%
U: 77%
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Question 9. Please rank the following in order of their importance to you (from most
important to least important) NB: first preference shown
The market value of my property
A: 14%
U: 12%
The character and appearance of the Ku-ring-gai landscape
A: 32%
U: 59%
The ability to sell my property for the highest achievable amount possible
A: 0%
U: 0%
The availability of local (within the boundaries of the LGA) shops and services
A: 14%
U: 6%
The fact that I live in an area of predominantly low density residential housing
A: 41%
U: 24%
Question 10. Assuming that an official Heritage Listing of your property would limit your
ability to develop it and may affect its value, would you accept a proposal to have your
property officially recognized as of heritage significance?
Yes

A: 35%

U: 32%

No

A: 18%

U: 50%

Only if all the other properties that surround my own were also listed
A: 47%
U: 18%
Question 11. In the coming years, the Ku-ring-gai LGA will experience a significant influx
of new residents who will be moving into newly built residential apartment buildings.
Which of the following do you feel best describes your views towards these new
residents?
a. I have no concerns about the new residents who will live in these buildings
A: 35%
U: 64%
b. I have some concern about the types of people who may be moving into these buildings
A: 35%
U: 27%
c. I do not have an opinion on this matter
A: 29%
U: 9%
Question 12. If you selected ‘b’ in Question 10 above, please briefly describe the focus of
you concern:
Results not used
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Question 13. Which of the following do you feel best describes your views towards the
manner in which the areas of land designated for higher (than existing) density
development in the Ku-ring-gai should be determined?
Please note: higher density development refers to residential apartment buildings, office blocks
and the like
Higher density development should be concentrated within a specific area with the
remainder of the LGA excluded from further changes to density
A: 100%
U: 82%
Higher density development should be evenly spread throughout the LGA
A: 0%
U: 0%
Higher density developments should be located in any area other than those of recognized
heritage value
A: 0%
U: 18%
I do not have an opinion on this matter
A: 0%
U: 0%
Question 14. The ‘zoning’ of your property legally specifies the types of development that
may be constructed on the property such as a single house, a residential apartment
building or commercial development. The zoning of your land also affects its value as land
that is zoned for a variety of uses generally attracts a higher market value.
Which of the following do you feel best describes your opinion towards the potential future
alteration of the way in which your property is zoned?
(Please note: the re-zoning of land can not legally prohibit the type of development that already
stands on your property)
I would prefer my property be zoned for a variety of uses, including residential apartment
buildings
A: 0%
U: 0%
I am not concerned with the zoning of my property, provided all the properties that
surround my own are zoned in the same way
A: 24%
U: 9%
I would prefer that the current zoning of my property and those that surround it remain
unchanged
A: 76%
U: 91%
I am not concerned with the zoning of my property at all
A: 0%
U: 0%
I do not have an opinion on this matter
A: 0%
U: 0%
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