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Purpose of Report 

The purpose of this report is to update Council on the progress of outstanding matters and 
amendments to the Planning Proposal for the Gore Hill Technology Park at 219 Pacific 
Highway,(now known as 1-5 Broadcast Way) Artarmon submitted by Lindsay Bennelong 
Developments.  The report recommends that Council support a Planning Proposal for the 
site for referral to the Gateway and public exhibition.  The Planning Proposal is associated 
with a draft Voluntary Planning Agreement (VPA) between Council and the applicant which 
is the subject of a separate report to Council from the Economic Development Director.  
 

Background 
 
The existing site has a development consent for 5 buildings and has since been subdivided 
into a community title with 6 lots consisting of lot 1, the community lot containing the roads 
and open space park and 5 lots approved for buildings by consent 2008/42 (as amended.) 
Two buildings have been constructed on lot 5 (Fox studios) and lot 4 (ASX). Lot 3 contains 
the approved Council Sports and Community Centre, to be constructed by the developer and 
is the subject of an existing VPA. 
  
The report on the original Planning Proposal for the site reported to Council on 10 December 
2012 is at Attachment 1. The proposal was to enable the following outcomes: 
 

i) Large floor plate office development on lots 5 and 6 fronting the Pacific Highway; 
ii) Additional floor space on lot 6, the site on the corner of the Pacific Highway and 

Campbell St; 
iii) A larger sports and community centre on lot 3 to be owned by Council with additional 

parking for the sports facility to be provided on lot 6.  
 
This would have required the following amendments to WLEP 2012: 
 
- rezoning of lots 5 and 6 on the Pacific Highway frontage of the site to B7 - Business 

Park which permits office premises and amending the Floor Space Ratio of these sites 
to 3.5:1 (subject to minimum lot size requirements); 
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- amending the height limit on lot 6 to RL 131 for an additional 9 metres west from 
Broadcast Way;  

- amending the height limit on lot 3 to RL 131. 
 
The proposal also required amendment to the existing VPA for the whole site and a new 
VPA between Council and the developer in relation to lot 3 and lot 6 only for the changes to 
the provision of the sports and amenity facilities. 
  
Council considered the report at Attachment 1 on this matter at the meeting of 10th 
December 2012 and resolved: 
 
That: 
 
 1. For the Gore Hill Technology Park site at 219-247 Pacific Highway, 

Artarmon, Council support in principle: 
 

 The Planning Proposal (as amended by this report); 

 The proposed amendments to draft Willoughby Local Environmental 
Plan 2012; 

 The amendment of the existing Voluntary Planning Agreement for the 
site and; 

 The preparation of a new Voluntary Planning Agreement for lot 6 
subject to the satisfactory resolution of the outstanding planning 
issues of height, traffic and parking for lots 6 and 3 on the site, as 
outlined in the report.  

 
 2. A report be presented to Council in early 2013 with advice on: 
 

(i) the outstanding planning issues to be resolved concerning height, 
parking and traffic; 

(ii) the final planning proposal and draft WLEP 2012 amendments to be 
supported by Council for reference to the Department of Planning and 
Infrastructure for public exhibition; 

(ii) the proposed content of the two Voluntary Planning Agreements to be 
exhibited with the Planning Proposal as discussed in this report. 

 
In May 2013, the applicant, Lindsay Bennelong Developments proposed to move the Council 
sports and community centre from lot 3 to lot 6.  This was to allow a second Data Centre 
(similar to the ASX site) to be built on lot 3, following a request from the current data centre 
owner. 
 
Since this time, Council’s Property and Infrastructure Services Officers have been 
negotiating over design options and site operation details to ensure a suitable solution can 
be reached to satisfy Council’s needs and the long term operation of a Sports and 
Community Centre that would be a stratum in a community lot, rather than on its own lot. 
 
In November and December, the applicant submitted an amended Planning Proposal to 
Council, details of which are at Attachment 2. 
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Amended Planning Proposal 
 
The November/December 2013 Planning Proposal requests that WLEP 2012 be amended to  
allow the following outcomes: 
 

i) A revised location and design for the Sports and Community Centre on lot 6 (rather 
than lot 3) as a Stratum lot with all car parking for the Centre to be provided on site. 

 
ii) Lots 5 and 6 fronting the Pacific Highway to be rezoned B7- Business Park to permit 

the development of office premises; 
 

iii) 8,470sqm of additional floor space from the approved Development Application on lot 
6;  
 

iv) 6,300sqm of light industrial floor space on lot 3 for a data centre; 
 

v) Increased height limit to RL 136 for all of lot 6;  
 

vi) Increased height limit to RL 120 for all of lot 3. 
 
The applicant has submitted a table comparing the existing Development Approval, previous 
Planning Proposal and the amended Planning Proposal (Attachment 3). 
 
Issues 
 
i) B7 BUSINESS PARK ZONE 
 
Council Officers have previously supported the proposal to increase the floor space ratio and 
to amend the zoning to B7 –Business Park on the two lots (5 and 6) fronting the Pacific 
Highway.  As stated in the previous report to Council it would still permit uses consistent with 
the IN2 Light Industrial zone but would also attract users requiring large campus style A- 
grade office floor plates which currently locate to areas like Macquarie Park and Rhodes.   
Consultants, Hill PDA have also noted that the proposed rezoning presents an opportunity to 
increase business and employment opportunities in the LGA without adversely affecting the 
viability of the two strategic centres (Chatswood and St Leonards) provided that prospective 
tenants of the office premises demonstrate that they require and are committed to occupying 
contiguous floor space of more than 1,200sqm so that they do not compete with the smaller 
traditional office supply in the City.  
 
ii) PROPOSED REDESIGN AND RELOCATION OF SPORT AND COMMUNITY 

CENTRE 
 
As discussed in the report to Council dated 10 December 2012 a range of community/sport 
and recreational facilities are to be built on lot 3 through an existing Voluntary Planning 
Agreement in lieu of Section 94 contributions as part of the original development consent DA 
2008/42 (as amended). The Council report dated 10 December 2012 discussed the 
Proponent’s proposal to build a 4 storey sports facility on lot 3. It included 11 netball courts, 
a community centre, a cogeneration plant, an open roof multi-purpose Futsal court and 155 
car spaces in two basement levels.  Approximately 220 car spaces were proposed to be 
provided in an additional basement level in Building D on lot 6 and made available for sports 
users on weekends and after hours during the week and to users of the building on lot 6 on 
weekday business hours.   
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The amended Planning Proposal (November/ December 2013) is for the Sports and 
Community Centre  to now be constructed on lot 6 fronting Broadcast Way as one of 3 
buildings set on a podium and underground parking.   
 
The plans at Attachment 2 indicate a building with the following features: 
 
- ground floor (on the podium level of lot 6) with reception area/lobby, café, 

merchandise, shops, admin office/ activity room, community rooms) (min 4m height); 
- above the ground floor are proposed to be 3 levels each with 2 courts (9.5m floor to 

ceiling height) and mezzanine amenities and storage areas, with the roof top 
containing 2 outdoor courts. 

- car parking provision for 177 car spaces would be on one underground level. 
 
The proposed facility including the roof top courts (enclosed with netting) will have a height 
of  RL136 which exceeds the current height limits of RL 122 and RL 131 hence a height 
amendment to WLEP 2012 is required if the proposal is supported by Council. 
 
Council Officer’s Comments 
 
In regard to the revised Sports and Community Centre building, The Manager, Willoughby 
Leisure Centre has stated: 
  
There is an identified need for an indoor community sports and recreation facility within the 
Willoughby area that can provide indoor courts, indoor training and indoor sporting 
competition options to accommodate a wide range of sports and recreational activities both 
at a local and regional level. 
 
The current demand for indoor sport and recreation areas within Willoughby cannot be met 
with the existing facilities and the predicted future demand and trends suggest that the 
demand for these types of facilities will continue to grow. 
 
The need for an indoor community sports and recreation facility has been identified in the 
Recreation Plan 2013, Willoughby Leisure Centre Master Plan process 2012 and through 
one on one consultation with approximately fifteen different sporting and recreation 
associations, state bodies, teams and groups during 2013 by Council officers. 
 
The revised design submitted by Lindsay Bennelong for the proposed facility is superior to 
previous versions as it addresses a number of constraints that have been identified during 
the process. This includes the increased floor to ceiling heights to accommodate a wider 
range of sports and levels of competition, the layout of the facility to accommodate the large 
volume of people movements and viewing areas and the multi-functional nature of all areas 
within the facility. 
 
This design accommodates and meets the needs for the predicted future growth of a number 
of sports including netball, basketball and football and will assist in reducing the current 
demand and over use of other sporting facilities within Willoughby for example the 
sportsground ovals. 
 
However, the uncertainty surrounding the delivery and timeframes for the development of 
this facility has an impact on the proposed redevelopment of the Willoughby Leisure Centre 
and does not assist with addressing the existing current demand for sporting and 
recreational facilities within Willoughby that the associations and community are requesting. 
Council needs to consider how best to manage these two matters given this facility may be 
some years away from development. 
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A separate report on the business paper from the Economic Development Director 
discusses the financial implications for Council of the new proposal and the proposed new 
VPA for the Sports and Community Centre construction on lot 6. 
 
iii) PROPOSED INCREASE IN FLOOR SPACE 
 
As discussed in (i) above, Council has accepted an increased floor space ratio to 3.5:1 for 
the proposed B7 lots 5 and 6. The original Planning Proposal was for 42,845sqm of 
additional floor space on lot 6. The amended Planning Proposal seeks to increase the floor 
space on lot 6 to 45,520sqm (excluding the proposed sport and community centre) which 
equates to 3.64:1.   
 
A Development Application that is slightly more than the previously proposed 3.5:1 can be 
approved under clause 4.6 of WLEP 2012 (previously SEPP 1) if required, when a detailed 
Development Application is lodged, provided that the design meets the intention of the 
control in terms of issues such as  bulk, scale, building separation, site cover and traffic 
generation.  
 
The applicant also requests 6,300sqm (which equates to a floor space ratio of 1.64:1) be 
permitted on lot 3 for a data centre. It is not necessary to amend the existing floor space 
ratio control (1.5:1) for lot 3 which is zoned Light Industrial IN2. The use is permitted (and 
encouraged) in the Light Industrial IN2 zone and a Development Application would be able 
to be approved for a slight increase in the floor space ratio (subject to assessment of design 
and amenity issues) using clause 4.6 of WLEP 2012.  It is noted that the existing approved 
Sports and Community Centre on lot 3 although not included in the overall floor space for the 
site has a floor space of 7,370sqm (calculated under the WLEP 1995 definition) so Council 
has previously supported a similar sized structure on lot 3.  
 
In summary, it is considered that the previously supported floor space ratio of 3.5:1 for lots 5 
and 6 should be retained and there is no requirement to amend the current floor space ratio 
or controls for lot 3 to enable the proposed data centre to be approved by Council.    
 
iv) HEIGHT 
 
As explained in the attached report dated 10 December 2012 the site is currently subject to 
the provisions of clause 4.6 (8) (ca) of WLEP 2012.  This means that a variation to the height 
controls under clause 4.6 of the WLEP 2012 (previously State Environmental Planning 
Policy 1) cannot be approved for a development application by Council.  
 
The amended Planning Proposal requests that the WLEP 2012 Height of Buildings map be 
amended to a height of RL136 for all of lot 6. However, it is only necessary to change the 
height to allow the construction of the Sports and Community Centre so the courts can have 
a floor to floor height of 10.5m.  This would require amending the Height of Buildings Map by 
moving the height limit line from the eastern boundary of lot 6 a distance of 40 metres to the 
west (a line about halfway north/south through the site) and increasing the height for this 
section of the site to RL 136 as shown in Attachment 4. This would allow netting to enclose 
the two roof top outdoor courts.  The two other proposed buildings on lot 6 indicated on the 
concept plan comply with the existing height control of RL122.   
 
Given Broadcast Australia’s previous comments opposing a height change it is considered 
appropriate to only allow the necessary amendment required for the Sports and Community 
Centre on lot 6.   
 
The proposed height increase of 2m from RL 118 to RL 120 on lot 3 (to allow a lift overrun) 
is supported. 
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The Proposal has also requested the removal of the prohibition of the use of clause 4.6 of 
WLEP 2012 to vary the height controls on this site. 
 
Since Council considered the initial Planning Proposal in December 2012, advice from 
Broadcast Australia (owner of the transmission tower) has been received indicating that it 
will not support a change to the current controls. It advises: 
 
 "As you would be aware, the taller the height of the development on the former ABC 

site, the greater the impact on the strategic value of the tower situated on our land. 
The height limits incorporated in the Willoughby Local Environmental Plan reflect a 
compromise (agreed to by the Council, BA, the previous owners and the Department 
of Planning) between the competing objectives for the adjoining site and the protection 
of this strategic value. Nothing has changed which changes this situation.  BA is 
unable to support any change to the current controls". 

 
The response from Broadcast Australia does not give supporting evidence for their position.  
The existing height measurements (and the inability to use SEPP 1/ clause 4.6 to vary them)  
were imposed by the previous Minister for Planning ,Mr Frank Sartor, at the time the former  
ABC site was rezoned, after the plan was exhibited and sent by Council to the Minister for  
making. Council was not part of the decision making on this matter.  
 
Other than this site, Council’s industrial areas do not have height limits. With the exception of 
those mandated by the Standard Instrument LEP, this site is the only one in the City that is 
subject to the restriction under clause 4.6.  The Proponent’s request to delete the restriction 
on the use of clause 4.6 of WLEP 2012 for the variation of the building height limitations on 
the site is supported.  An applicant for the variation of a development standard under clause 
4.6 is required to demonstrate that compliance with the development standard is 
unreasonable or unnecessary in the circumstances of the case, and that there are sufficient 
environmental planning grounds to justify contravening the development standard. Hence, 
should this site no longer be excluded from the use of clause 4.6, any variation to the height 
development standard will need to consider the impact on the surrounding development 
including the communications tower and the views of neighbouring properties, including 
Broadcast Australia.  Such an application would be notified to neighbouring properties, 
including Broadcast Australia. 
 
v) TRAFFIC AND CAR PARKING 
 
The previous Council report at Attachment 1 noted the need to clarify the additional number 
of car spaces proposed to be provided on lot 6 for the use of the sport facility patrons and 
whether they could  be shared with the existing approved (460 spaces) or  whether there 
should be an additional 220 (or thereabouts) car spaces provided in an additional basement 
level as indicated in the Planning Proposal. 
 
The concept plans submitted with the new proposal for the Sports Centre on lot 6 proposes 
177 car parking spaces for 6 indoor and 2 roof top courts and no shared spaces with the 
45,520sqm of floor space for the other development proposed for lot 6. An additional 88 
spaces for the two office/light industrial buildings on lot 6 are proposed as well as 47 visitor 
spaces (595 spaces in total). This would equate to 1 space /76sqm which is higher than the 
1 space /84.55 sqm approved by DA2008/42 (as amended) and significantly higher than the 
WDCP requirement of 1 space/ 110sqm.  An increase in the rate of car parking as indicated 
in the amended Planning Proposal is not supported because it is inconsistent with the 
original requirement for sustainable transport options for the site. Support for aspects of the 
Planning Proposal amendments in the WLEP 2012 does not imply support for the concept 
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plan and number of proposed car parking spaces which will be a matter for detailed design 
at Development Application stage. 
 
A revised traffic report has not been submitted with the amended Planning Proposal, 
however prior to the change to the sports facility proposal on lot 6 and following Council’s 
consideration in December 2012, the applicant submitted additional Traffic analysis 
requested by Council which considered: 
 

 the change to the B7 zone (to permit offices) on lots 5 and 6; 

 the increase in floor space of 5,795sqm on lot 6; 

 the proposed additional 220 (or thereabouts) parking spaces to be provided for the 
use of the sports and recreation facility patrons during evenings and weekdays and 
made available to the lot 6 occupants during weekday business hours and; 

 the operation of the parking for the sports facility at changeover times.   
 
Council’s Group Leader, Traffic and Transport reviewed the additional traffic analysis and 
advised that he was able to support the initial Planning Proposal. Relevant comments from 
Council’s Group leader are included in italics below (under the traffic/access issues 
subheadings) and should be considered in conjunction with the previous Traffic comments 
made in the attached report of 10 December 2012 : 
 
I am aware that the traffic generation rates quoted in the RMS traffic generation guidelines 
are based upon data that is now quite old and I have read the additional material provided by 
Transport and Traffic Planning Associates (TTPA) and Lindsay Bennelong (LB) on 9 March, 
7 March & 4 March 2013. On the basis of the information outlined in those reports I am 
prepared to accept that the lower traffic generation figure of 0.6 vtph per parking space 
quoted in the original traffic report in regard to traffic generated from lot 6 is appropriate. On 
this basis, the SIDRA analysis for the Pacific Highway/Campbell Street and Campbell 
St/Broadcast Way intersections are accepted.  
 
a) Sports Centre Parking 
 
The Sports Centre proposes the provision of 8 courts rather than 14 courts as was originally 
proposed. This is supported as it will significantly reduce both the traffic generated by netball 
and other sports and will also reduce the parking demand associated with such uses.  
 
As a minimum, the netball activities at Bicentennial Reserve do however generate a parking 
demand of 20 spaces/court (i.e 379 spaces occupied divided by 19 courts= 20). For the 8 
courts proposed on the Gore Hill Technology Park the generated parking demand would 
therefore be at least 8x20 or 160 spaces. This parking demand would be met satisfactorily 
by the 177 spaces on lot 6. I note that parking surveys provided by the developer indicate 
that parking availability on-street is already low on weekends in streets around the 
development site and, as such, a reliance on on-street parking as was originally considered 
appropriate  
by myself will not in practice be a reality. 
 
Weekend parking demand and traffic generation may be able to be reduced and/or 
dispersed by amending the existing VPA (for lots 1-6) to provide for operation of the shuttle 
bus on weekends. If this were done the shuttle bus would need to operate from 9am until 
approx. 5pm on Saturdays at no less than a 10 min frequency with the bus circulating on a 
fixed route between St Leonards station and the Technology Park with some stops along 
Herbert Street and Frederick Street to collect passengers.  
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The previous Planning Proposal had 694 spaces of which 224 were to operate as public 
parking on weekdays and revert to Sports Centre parking on weekends. This new proposal 
is for 772 spaces including 177 which are allocated for use by the Sport Centre.  There are 
an additional 150 car storage spaces indicated on the plans.  
 
Traffic generation from the previous proposal was calculated on the basis of 0.6vtph/space 
or 416 trips. Using this rate the traffic generation for the amended Planning Proposal would 
be 463 trips. Therefore the increased parking supply would generate an additional 47 trips/hr 
in peak periods.  
 
The applicant’s traffic consultant argued that this traffic generation rate was highly unlikely to 
be reached in practice based upon the constrained parking supply. It is however noted that 
parking supply is increased under the amended proposal and, as previously stated by the 
developer’s traffic consultant “the reality and the generation rates suggested by Council are 
only experienced when there is a high level of parking provision. Even if there is some offsite 
parking the generation rate will still not approach 0.60 vtph per parking space provided” 
Given that the parking space ratio has increased from 1space/88sqm to 1space/76sqm the 
generation rates may now be cause for some concern.   
 
It is however noted that the RMS has recently released revised traffic generation rates for 
various types of development. One of the development types examined is “business park”. 
The rates quoted for business park within the Sydney Region vary, in the AM peak from 0.15 
trips per 100sqm of GFA to 1.31 trips per 100sqm of GFA. An average rate for the Sydney 
Region of 0.52 is quoted. In the PM peak an average rate of 0.56 applies. Using these 
average rates the traffic generation from lot 6 is less concerning. AM peak generation from 
the previous planning proposal (42845sqm) at a rate of 0.52vtph/100sqm would be 223 trips 
and for the PM peak at a rate of 0.56vtph/100sqm traffic generation would be 240 trips. For 
the new proposal (45520sqm) the traffic generation increases to 237 trips/hr (am peak) and 
255 trips/hr (pm peak) i.e an additional 14 and 15 trips respectively. It should be noted 
however that if a higher traffic generation rate, of nearer to 1 trip/100 sqm (which may be 
appropriate given the higher levels of parking supply) is used then the traffic generation 
increases approach those based upon the levels found from comparison of parking supplies.    
 
Having regard to the above it is clear that the increased parking supply and increased floor 
space of the revised proposal will lead to increased traffic generation from the site. This is 
contrary to the original basis for the redevelopment of the site which was based on a 
premise of limiting traffic generation from the site.  
 
Despite the above the increases in floor space and parking, supplies are not likely to 
significantly impact upon the level of service at the key intersections examined under the 
previous planning proposal i.e Campbell Street/Pacific Highway and Pacific 
Highway/Broadcast Way both of which are likely to remain at acceptable levels of operation.  
 
b) Proposed Highway Access 
 
The Planning Proposal includes provision for a through link between the Pacific Highway 
and Broadcast Way. It is proposed that this link will be known as Broadcast Lane. Although 
not indicated on the documents provided to Council it was explained to Council officers by 
the developer that it was intended that Broadcast Lane would operate with One Way traffic 
flow towards the highway ie there would be no vehicular entry to Broadcast Lane from the 
Pacific Highway. Provided that this One Way mode of operation is introduced the creation of 
this lane as a through link is not opposed.  
 
It is also noted that a loading dock capable of accommodating vehicles up to the size of a 
semi trailer is proposed off Broadcast Lane. Trucks would reverse into the loading dock after 
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proceeding west along Broadcast Lane and exit again in a forwards direction to the Pacific 
Highway. This arrangement, while less preferable that having a below ground loading dock 
is not opposed subject to turning path templates for semi-trailer use being provided with a 
future development application demonstrating that these vehicles can enter and exit the 
loading dock from the lane and exit to the Pacific Highway in a forwards direction without 
encroachment beyond the second traffic lane.  
 
The Roads and Maritime Services (RMS) have reviewed the initial Planning Proposal and 
indicated conditional approval .The RMS have advised that no vehicle access is to be 
provided from the Pacific Highway.  Hence the revised November /December 2013  
Planning Proposal will need to be referred to the RMS as it includes access for vehicles.  
 
This access may also be subject to negotiation between the applicant and Broadcast 
Australia which currently has a Right of Way which must be maintained. 
 
c) Bus/Drop Off Indent.  
 
The Planning Proposal indicates that an indented Bus Bay/Drop Off zone is proposed for the 
Pacific Highway frontage of the site. The indent is not supported in terms of its impact upon 
pedestrian and cyclist access along the frontage of the site. The indent proposal would 
require pedestrians and cyclists who may be proceeding along the highway footpath to 
deviate from a straight line path of travel onto the Technology Park land and around the rear 
of the indented bus bay. At the southern end of the bus bay pedestrians have no clearly 
defined travel path and would then need to walk diagonally across Broadcast Lane in order 
to access the Pacific Highway footpath again. It is considered likely that many pedestrians 
would not detour around the bus bay but would continue along a straight line path through 
the bus bay in order to continue on the their journey. This would place them in a dangerous 
conflict situation with any traffic using the bus bay. The indented bus bay is particularly 
concerning for the visually or mobility impaired who would find the footpath deviation 
misleading and confusing.  
 
It is considered that the indented bus bay should be deleted from the planning proposal 
however, if it does remain a nature strip of no less than 3.6m with a footpath no less than 
2.0m must be maintained along the frontage of the site in order to provide sufficient width to 
allow for the provision of such infrastructure as bus shelters, power poles, parking signs, 
parking meters etc.   
 
It is noted that a footpath of a width capable of being designated as a Shared Path already 
exists along the highway frontage of the site. This footpath would be lost if the proposed 
indent were constructed.   
 
d) Pedestrian Impacts 
 
The proposed indented bus bay is undesirable in terms of pedestrian safety and amenity as 
outlined above and is not supported. Concern is also raised in terms of the pedestrian 
impacts of the creation of Broadcast Lane. To ensure that pedestrian safety is maximised 
Broadcast Lane must be constructed as a driveway across the Pacific Highway nature strip 
rather than as a road with kerb and gutter. The intersection of the lane with Broadcast Way 
should be treated in the same way. This ensures that pedestrians will have priority as they 
cross these road junction points and will also encourage caution on the part of drivers.  
 
e) Disabled parking 
 
There are some 14 disabled parking spaces indicated on the plans. The disabled parking 
spaces appear to be compliant with the requirements of AS 2890.6 (disabled parking). The 
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number of disabled parking spaces is approx 2% of the supply which is in excess of the 
requirements of the BCA.  
 
f) Motorbike parking 
 
No motorbike parking is indicated on the plans. Motor cycle parking at a level compliant with 
Council’s DCP requirements of 1 space per 25 car spaces should be provided within the 
carpark.  
 
g) Bicycle parking/showers  
 
A 330 sqm area for bicycle parking and showers is shown on the basement floor plan. It is 
unclear how many bicycles could be accommodated within this area and what form the 
showers would take. At least one male and female shower together with a male and female 
change room should be provided. The bicycle enclosure should be secure and fitted with 
racks and/or lockers to facilitate storage of bicycles. Details could be provided with a 
development application.   
 

The suggested issue of weekend bus operation by Council could be further pursued when 
the Sports and Community Centre is under construction.   
 
From these comments the Planning Proposal for rezoning is not rejected on traffic grounds, 
however as previously highlighted support for the Planning Proposal does not endorse the 
layout of lot 6 and design elements and these issues will need to be further explained in the 
design as the site plans are developed for future Development Applications. 
 
vi) OVERSHADOWING OF THE SITE PARK 
 
The proposed location of the Sports and Community Centre causes considerable 
overshadowing of the Central Park area of the site as shown on the diagrams.  Future 
Development Applications will need to consider moving the Sports and Community Centre 
further north on the site. 
 
Design issues such as the final location of the proposed Sport and Community Centre, site 
access and circulation will be subject to detailed discussion and analysis as part of future 
Development Applications for the site.  Support for the rezoning in no way endorses the 
proposed design indicated on the concept plans submitted with the Planning Proposal. 
 
Voluntary Planning Agreements 
 
Proposed New Voluntary Planning Agreement  
 
A new draft Voluntary Planning Agreement has been prepared which sets out the design, 
costs and specifications for the Sports and Community Centre and the basement car park to 
be provided on lot 6 in lieu of the existing DA 2008/42 and VPA for the facility on lot 3. The 
specifications for the Sport, Recreation and Community facility and the public car parking 
have been provided by Council’s Willoughby Leisure Manager, council’s previous 
Infrastructure Services Director and Council’s consultants on Recreation Planning and 
Quantity Surveyor. 
 
Due to the new proposal on lot 6, the draft VPA needs to consider property management 
and operational issues associated with the Council facility to be a stratum of lot 6, as well as 
part of the overall site community title as part of lot 6. 
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The economic value, property issues and the proposed new VPA is discussed in the 
Economic Development Director’s report to Council on this Business Paper. 
 
Should the proposed new VPA and the recommended Planning Proposal be supported by  
Council, the two should be exhibited together. 
 
The existing VPA (for the whole of the site including lots 1-6) will also need to be amended 
to reference the proposed new VPA for the Sports and Community Centre to be constructed 
on lot 6 not lot 3. This is the subject of a separate report to Council from the Director of 
Economic Development. 
 
Willoughby Development Control Plan 
 
It is proposed to amend section I.5 of the Willoughby Development Control Plan (WDCP) 
relating to the Gore Hill site to be consistent with the proposed WLEP 2012 amendments 
and to exhibit the draft WDCP with the proposed WLEP 2012 amendments.  
 
Final Planning Proposal for Referral to the Gateway 
 
The outstanding traffic generation issues reported to Council in December 2012 relating to 
the Planning Proposal are considered to have been resolved as outlined in this report. 
However, the November/December 2013 proposal with access to the Highway from lot 6 
may not be supported by the RMS.  The bus stopping bays are not supported by the RMS or 
Council Officers.  The design will need to be amended as the development proposals for lot 
6 are further developed prior to a development application.  
 
(a) The features of the November 2013 Planning Proposal which are recommended for 

Council’s support to proceed to the Gateway and for public exhibition are summarised 
below: 

 
On lot 6  
 

 A campus style large floor plate development with three buildings (each facing a 
street frontage) in which office premises will be permissible. The Council Sports and 
Community Centre will be one of the buildings. 

 The Floor space ratio will be 3.5:1.  

 There will be a height increase from the eastern boundary of lot 6 for 40m west 
(currently part RL 122 and part RL 131 under WLEP 2012) to RL 136.  

 
On lot 3 
 

 A Data Centre with 21 car parking spaces, similar to the ASX development on the 
adjacent lot 4.   

 The height increase from RL 118 to RL 120 for the whole of lot 3. 
 
On lot 5 
 
Permit office premises in the existing building on the site and allow additional FSR of 3.5:1 to 
reflect the existing building on the site. 
 
b) Draft WLEP 2012 Amendments Required 
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Lot 6 
 

 rezone to B7 Business Park 

 Include as a new Area 15 on the Floor Space Ratio Map to enable 3.5:1 FSR for 
sites over 12,000 sqm and a maximum site coverage of 60%. 

 Amend the Height of Building Map by providing a height of RL 136 on lot 6 between 
its eastern boundary and a north/south line 40 metres to the west. 

 Include a new local clause in Part 6 of WLEP 2012 relating to the minimum size of    
floor plates for use as office premises as follows: 

 
(1) This clause applies to Lots 5 and 6 of DP 270714 known as 2-4 Broadcast Way, 

Artarmon zoned B7 Business Park. 
(2) Development consent for the purposes of Office Premises must not be granted 

unless the consent authority is satisfied that: 
a. The occupant requires and will solely occupy a single floor plate of 1,200sqm 

as a minimum; 
b. The applicant has demonstrated that owing to special building or floor plate 

requirements suitable land or premises is not available for development or 
occupation within any nearby business centre including Chatswood and St 
Leonards Central Business Districts; and 

c. The development would not detrimentally affect the viability of the Chatswood 
or St Leonards Central Business District office precincts. 

 

Lot 5 
 

 Rezone to B7 Business Park 

 Include on FSR map as 3.5:1 to reflect the existing building now constructed on the 
site. 

 
Clause 4.6  
 
Amend Clause 4.6 by removing subclause 8 (ca) of draft WLEP 2012 which prohibits the use 
of clause 4.6 to vary the height on the Gore Hill Technology Park site lots 1-6 DP 270714. 
 

Conclusion 

 
During 2013, negotiations have been undertaken between Council Officers and Lindsay 
Bennelong Developments to resolve outstanding issues for the site to facilitate the 
development of the proposed Council Sport and Community Centre. 
 
An amended Planning Proposal for the Gore Hill Technology Park site at Pacific Highway 
has been submitted to Council in November/ December 2013.  A new draft VPA has been 
developed with the applicant by Council’s Economic Development Director and is the subject 
of a separate report to be considered by Council in conjunction with this report. 
 
Council has previously supported the proposed rezoning of the Pacific Highway lots 5 and 6 
to B7 Business Park to permit office premises and the increase in floor space ratio. The 
previous outstanding planning issue of traffic generation has been sufficiently addressed by 
the applicant’s Consultant Study, and the new proposal will result in less traffic generation 
from the site.   
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The new Planning Proposal design issues ( such as access proposed from lot 6 to the 
Pacific Highway and from Broadcast Lane that have been identified and overshadowing of 
the park) will need to be further addressed during the Development Application process. 
 
The final Development Application design for lot 6 may look very different to the concept 
plans submitted with the Planning Proposal. 
 
The proposed change to the height limit proposed for lot 6 has not been supported by the 
adjacent owner, Broadcast Australia.  This is not considered to be justified and it is 
recommended that Council support the proposed height change for part of the site to allow 
the layout indicated in the Planning Proposal, ie the sports and community facility at RL 136 
and two other buildings at RL 122. It is also recommended that Council support the removal 
of the limitation to any height amendments on the site using clause 4.6 of WLEP 2012. If the 
proposal to amend the height limit is unsuccessful with the Gateway, the Sports and 
Community Centre will need to be redesigned. 
 
Council’s Willoughby Leisure Manager has supported the proposal for the construction of 8 
netball courts, community facility and associated facilities on lot 6.  Council’s Economic 
Development Director has supported the proposal and has recommended a new VPA in a 
separate report to Council. 
 
It is recommended that Council support the proposed amendments to the WLEP 2012 
outlined in this report and refer the Planning Proposal with amendments to WLEP 2012 as 
discussed in this report to the Gateway for consideration for public exhibition.  
 

OFFICER'S RECOMMENDATION 

 
That: 
 
1. The Planning Proposal for the amendment of WLEP 2012 for lots 5 and 6 DP 

270714 known as 2-4 Broadcast Way and clause 4.6, as outlined in this report be 
forwarded to the Department of Planning and Infrastructure seeking a Gateway 
Determination under Section 56 of the Environmental Planning and Assessment 
Act,1979. 

 
2. Draft amendments to Willoughby Development Control Plan Part I.5 ABC Gore Hill 

Divestment Site Artarmon, be exhibited with the amendment to the WLEP 2012 for 
the Planning Proposal to reflect the changes to the WLEP 2012 relating to the site. 

 
3. The proposed new draft VPA outlined in the Economic Director’s report be 

advertised concurrently with the Planning Proposal. 
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