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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,(how 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;

i) Additional floor space on lot 6, the site on the corner of the Pacific Highway and
Campbell St;

iif) 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;

(i)  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;

(i)  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.

i) Lots 5 and 6 fronting the Pacific Highway to be rezoned B7- Business Park to permit
the development of office premises;

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

iv) 6,300sgm 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 1,200sgm so that they do not compete with the smaller
traditional office supply in the City.

1)) 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.

i) 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 42,845sgqm of
additional floor space on lot 6. The amended Planning Proposal seeks to increase the floor
space on lot 6 to 45,520sgm (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 6,300sgm (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
45,520sgm 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 /76sgm which is higher than the
1 space /84.55 sgm approved by DA2008/42 (as amended) and significantly higher than the
WDCP requirement of 1 space/ 110sgm. 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 5,795sgm 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 :

| am aware that the traffic generation rates quoted in the RMS traffic generation guidelines
are based upon data that is now quite old and | 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 | am
prepared to accept that the lower traffic generation figure of 0.6 vtph per parking space
guoted 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. | 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 viph per parking space provided”
Given that the parking space ratio has increased from 1space/88sgm to 1space/76sgm 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 100sgm of GFA to 1.31 trips per 100sgm 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/100sgm would be 223 trips
and for the PM peak at a rate of 0.56vtph/100sgm 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 sgm (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.

Q) Bicycle parking/showers

A 330 sgm 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 1.5 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.

(@) 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.

o 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.

Onlot 3

o 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.

Onlot5

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

o 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 sgm 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:

8} 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 1,200sgm
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.

Lot5

o 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 1.5 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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PLANNING PROPOSAL FOR GORE HILL TECHNOLOGY PARK (PREVIOUS ABC SITE),
PACIFIC HIGHWAY, ARTARMON

ATTACHMENTS: 1. SITE PLAN AND LOCALITY PLAN
2. LOT 6 CONCEPT PLAN
3. LOT 3 PROPOSED SPORTS CENTRE
4. EXTRACT FROM WLEP 2012 B7 AND IN2 ZONES —
LANDUSE TABLES.
RESPONSIBLE OFFICER: LINDA MCCLURE, STRATEGIC PLANNING MANAGER
AUTHOR: JANE HOSIE, STRATEGIC PLANNER
DELIVERY PROGRAM ITEM: 5.1.7 INTEGRITY OF LOCAL INDUSTRIAL AREAS IS
MAINTAINED
MEETING DATE: 10 DECEMBER 2012

Purpose of Report

This report reviews a request by BBC Consulting Planners on behalf of Lindsay Bennelong
Developments (LBD) to prepare a Planning Proposal relating to Lots 1, 3, 5 and 6 in DP
270714 that form part of the Gore Hill Technology Park at 219-247 Pacific Highway,
Artarmon (now known as 1-6 Broadcast Way).

In summary, the Planning Proposal is to enable the following outcomes:

i) Large floor plate office development on Lots 5 and 6 fronting the Pacific Highway;
i) additional floor space on Lot 6, the site on the corner of the Pacific Highway and
Campbell St;

iii) a larger sports facility on Lot 3 to be owned by Council with additional parking for the
sports facility to be provided on lot 6.

This report outlines the proposal and issues that require further information and resolution
prior to referral to the Department of Planning and Infrastructure for exhibition. It is
recommended that Council support the proposal in principle, subject to the satisfaction of the
outstanding issues to be resolved and that Council develop with LBD a new draft Voluntary
Planning Agreement (VPA) and an amendment to the existing VPA for the site.

It is proposed that the matter will be reported again to Council in early 2013 with the final
planning proposal to be recommended for public exhibition and draft VPAs to be exhibited
with the final planning proposal.

Site and Context

The Gore Hill Technology Park is identified as lots 1-6 in DP 270714 (Gore Hill Community
Scheme.) It is located on the south eastern corner of Campbell Street and Pacific Highway.
It is the redevelopment site of the former ABC television studios and was identified as the
ABC Gore Hill site in WLEP 1995. It has a total site area of 46,342m?, with approximately
300m frontage to Pacific Highway, which excludes the Communication Tower (Lot B, DP
444493) currently owned and maintained by Broadcast Australia. The site’s frontage to
Campbell Street is approximately 200m. A location and site plan are included as Attachment
1 to this report.
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The site is at a strategic location on the Pacific Highway, and is a key development site in
close proximity to the Artarmon Industrial Area, adjoining North Shore TAFE and the Royal
North Shore Hospital. Land located to the north of the site along the Pacific Highway is
zohed B7 Business Park under WLEP 2012.

The redevelopment of the site was approved by Council with Development Consent
DA2008/42 (as amended). The approved development is an industrial park comprising four
distinct building areas, generally identified as A, B, C & D. Pod A predominantly contains
industrial units of various sizes; Pod B comprises Building B, Council’'s Sports and
Recreation centre (subject of a Voluntary Planning Agreement) and Building B1, an approved
data centre; Building C is an approved high tech industrial building and Building D is
approved for a mixed use building with combination of Motor Showrooms, light industrial
warehouse, and high-tech industries. (As shown on the Site Plan at Attachment 1)

The approved development prior to subdivision has a floor area of 82,837.68m? (FSR 1.79:1)
and 980 car parking spaces (1 per 84.5m?). The current WLEP 1995 and draft WLEP 2012
controls permit 1.5:1 FSR and 1 car parking space per 100sgm.

Development consent DA2011/163 approved the subdivision of the development site into 6
lots (including one (lot 1) community lot for the approved serviced road, Broadcast Way and
publicly accessible park/passive recreation area, and five (lots 2-6) development lots). The
community subdivision scheme is identified as the Gore Hill Community Scheme.

Current Site Status and Development
The approved development shown on Attachment 1 has been under construction since 2008.

The required Campbell St/ Pacific Highway intersection upgrade as well as bulk earthworks
and drainage have been completed.

Lot 1 comprises the spine road known as Broadcast Way which has been completed and
will eventually include a central park. It includes 20 car spaces (which are not attached to a
specific building) and is accessible from Campbell Street and the Pacific Highway at the
southern end of the site.

Lot 2 is currently vacant and is owned by Hydrox nominees who submitted a planning
proposal (2011/01) which was refused by Council in December 2011 for a Masters Home
Improvement Centre. Lot 2 has an area of 1.063ha and approximately 75m frontage on
Campbell Street (near the Clarendon Street roundabout). The basis for the refusal included
that the use being classified as large floorplate bulky goods retail does not recognise the
importance of the Gore Hill Technology Park in the metropolitan, sub regional and local
strategic planning framework. It did not satisfy the net community benefit test, it was contrary
to the specific master planning requirements for the site and encouraged car dependency on
a site strategically located and designed to support green travel.

Since Council refused Planning Proposal 2011/01 the applicant for Masters has requested
that it be reviewed by the Planning and Assessment Panel (PAC) which is currently
considering the matter.

Lot 3, the location of approved building B is to be dedicated to Council for a community and
sports facility as part of a Voluntary Planning Agreement and is currently vacant.

Building B1 (lot 4) is owned by Securus and has been approved for fit-out and occupation for
the purposes of a datacentre by Securis and the Australian Stock Exchange (ASX).

Building C (Lot 5) is an approved high tech industrial building nearing completion and is
owned by Growthpoint. Fox Sports are approved to occupy 7,363sgm , 50% of the building
for television production.
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Lot 6 on the corner of Campbell St and the Pacific Highway is presently vacant with the
exception of an existing building (previous ABC) used for a site office and which will be
demolished in due course as the site is developed.

As stated previously the current Planning Proposal relates to Lots 1,3, 5 and 6.
Relevant history of Planning Controls for the site (Former ABC site)

There is a long history of strategic planning for the subject site following its divestment by the
Commonwealth government.

A Deed of Agreement was entered into in 2005 between the previous owners of the site,
Gore Hill Industrial Park Pty Ltd and Council. The Agreement required the provision of
sustainable transport solutions including the provision of a campus bus, the provision of a
community facility to be dedicated to Council and the granting of a right of way providing
pedestrian and cycle access between the site, Royal North Shore Hospital, TAFE and the
nearest railway, St Leonards station, as well as a heritage installation.

WLEP 1995 (Amendment No 44) was gazetted in 2006 and Council adopted a new
Development Control Plan No.33 for the former ABC site (how part |.7 of WDCP). This
followed extensive community consultation and planning studies to establish controls that
recoghised the strategic importance of the site as a high technology park. A new

4(c) Business Park zone was created for the site, (later renamed to Industrial Park),with high
technology industry permissible in the zone. Site specific development standards applying to
the site were contained in Clause 46A of WLEP including a maximum 45% site cover, max 1
car space per 100sqm of gross floor area and height controls.

Council also undertook a major strategic review of the industrial areas at East Chatswood
and Artarmon in 2003. The "Willoughby Industrial Areas Study” was completed by SGS
Economics and Planning Pty Ltd in 2004 on behalf of Council and involved extensive
consultation with land owners and occupiers of industrial land. Subsequent to the Study,
Amendment No 80 of WLEP 1995 was gazetted in July 2007, which:

o introduced new objectives for the industrial areas;

o replaced the Business Park 4 (¢) zone with the name Industrial Park 4 (¢) zone;

o rezoned land in Herbert St and on the corner of Campbell Parade and Pacific
Highway (previously a service station, next to the ABC site) from 4 (a) to 4(¢);

o permited high technology industry in the 4 (c) zone, originally introduced for the ABC
site at Artarmon.

o amended the floor space ratios from 1:1 to 1.5:1 for sites greater than 1,000 sgm in
the Artarmon industrial area.

o deleted the restrictions on the amount of ancillary office and showrooms permitted for
all the industrial areas except for the area bounded by Campbell Street, Clegg St,
Herbert St, the Gore Hill Freeway and Pacific Highway which was increased from
20% to 30% maximum for ancillary office and showrooms.

Current Planning Controls- draft WLEP 2012

Draft WLEP 2012 zones the Gore Hill Technology Park site IN2 Light Industrial. Stand alone
office premises are not permitted in the zone. An extract from the land use table of the IN2
Light Industrial zone which outlines the objectives and permissible uses is included as
Attachment 4. This zone was chosen as there is no Industrial Park zone in the Standard
Instrument LEP which is equivalent to the WLEP 1995 4(c)- Industrial Park zone. The site
coverage requirements of 45% for the existing 4(c) area are retained in draft WLEP 2012
clause 4.4A (5).
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WLEP 2012 lists specific additional uses permitted with Council consent for the subject site
in Schedule 1. They include; food and drink premises, function centre, health services
facilities, restaurants or cafes and telecommunications facilities.

Earlier versions of the draft WLEP 2012 (WLEP 2009) transferred the existing special
provisions for the former ABC site from WLEP 1995 into the standard instrument LEP
however they were later removed by the Department of Planning and Infrastructure. Part 1.7
of the WDCRP retains the provisions previously included in WLEP 1995 such as design
guidelines and car parking.

Heights prescribed by WLEP 1995 and retained in draft WWLEP 2012 on the subject site are
RL 118, RL 122 and RL131. These controls were imposed by the Minister for Planning in
consultation with Broadcast Australia (who own the adjacent communication tower) when the
site was originally rezoned in 20086.

The site is subject to Clause 4.4 A5 (Area 6) which enables a floor space ratio of 1.5:1 for
sites above 1,000 sqm provided the site coverage does not exceed 45%. As stated
previously the site has development approval for a floor space ratio of 1.79:1 across the
whole site (lots 1-6), approved prior to the site’s subdivision.

During exhibition of the draft WLEP 2009 and draft WLEP 2012, submissions were received
from the Proponent (current owners of the Gore Hill site, Lindsay Bennelong Developments),
objecting to the proposed IN2 — Light Industrial zoning of the site, and recommending that a
business zone, B7 - Business Park would be more suitable. The request to change the
zohing of the site was not supported. The site was considered important for providing
innovative opportunities for high technology and employment activities in close proximity to
the specialist centre of St Leonards. The potential loss of industrial land was also considered
to be inconsistent with the Metropolitan Plan for Sydney, Section 117 Direction 1.1 Business
and Industrial zones and the Employment Lands Development Program. There was also
concern that allowing business premises and office premises on the site had the potential to
compete with the established centres of Chatswood and St Leonards. Such a change is only
appropriate to consider through a detailed Planning Proposal submitted with adequate
justification and public exhibition.

Planning Proposal

The current Planning Proposal clarifies the Proponent’s previous submissions to draft WLEP
2009 and draft 2012 by providing greater analysis of the site and its potential role in the
strategic planning of the City. The specific aspects of the Planning Proposal are discussed
below.

Concept plans (Attachment 2) submitted with the Planning Proposal for Lot 6 illustrate the
intent for redevelopment of the site and why the Planning Proposal is required to amend the
draft WLEP 2012. The Proponent intends to construct three distinct buildings above a
podium with three basement levels (including two levels of basement car parking and a
warehouse level.) The drawings indicate that a range of office floor plates could be provided
mostly between 1,000sgm to 1,800sgqm. The concept plans indicate that buildings fronting
the Pacific Highway and Campbell St would be seven storeys. The building at the rear
adjacent to Broadcast Way would be ten storeys with a portion (1,280sqm) exceeding the
RL122 height control. Office premises are not permissible under the existing and proposed
planning controls. The total floor space proposed on lot 6 exceeds that approved for the site
as building D under the development consent and as permitted under draft WLEP 2012,

The existing WDCP controls require that buildings above four storeys would need to be
highly modulated and articulated to create an interesting character. It is considered that this
could be achieved through the development application process.
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According to information provided by the Proponent, the revised building D would have a
lower site coverage (61%) than the approved building D (64.2%) and comply with WDCP
setbacks from the Pacific Highway, Campbell St and the communications tower to the south.
Hence to achieve the development proposed in the concept plans for lot 6, the existing
height and density (FSR) development controls and permissible uses need to be varied.

(a) Proposed Zoning

The Planning Proposal requests that the site retain its IN2 Light Industrial zoning but that
office premises be included as an additional use in Schedule 1 of WLEP 2012 for lots 5 and
6 (adjacent to the Pacific Highway)

Specifically, the Planning Proposal seeks to:

1. Allow office premises as a permissible use in the existing Building C (lot 5) which will
shortly be 50% occupied by Fox Sports. Should the Planning Proposal be supported,
the resulting potential office premises for the whole building would be in the order of
14,720 sqm and,

2. Allow office premises as a permissible use on lot 6. Lot 6 is presently approved for
37,050sgm GFA (not 39,597sgm as stated in the Planning Proposal). The Planning
Proposal now seeks to increase the GFA to 42,845sgm (not 46,132 as stated in the
Planning Proposal) in order to build three distinct buildings in a business park/
campus style as illustrated by the concept plan discussed above and illustrated at
Attachment 2. This is an increase of 5,7935sqm (not 6,535sqm as stated in the
Planning Proposal).

The Planning Proposal, subject to Council’s support, could provide approximately 57,565sqm
of potential office premises.

In justifying the Planning Proposal the Proponent states that whilst lot 4 (known as building
B1 owned by Securis and used as a data centre) and part of lot 5 (known as building C
owned by Growth Point and occupied by Fox Sports for television production) have been
developed for uses that are consistent with the current Light Industrial IN2 zone, the site has
been unable to attract end users that are permitted in the IN2 Light Industrial zone for the
remaining part of lot 5 and all of lot 8. The Planning Proposal however notes that there has
been interest from organisations requiring offices with large floor plates who have located
elsewhere outside the Willoughby Local Government Area such as Macquarie Park and
Rhodes.

In support of its request for office premises to be permitted on lots 5 and & the Proponent has
included an economic analysis prepared by Knight Frank which supports the addition of large
scale office premises on the site. The Knight Frank analysis has been peer reviewed by Hill
PDA on behalf of Council. Hill PDA’s report states that there is a case for permitting large
scale office premises (greater than 1,200sqm) on lots 5 and 6.

Hill PDA supports the proposition by the Proponent and Knight Frank that there is difficulty
for the highway sites to attract tenants who satisfy the land use controls of the IN2 Light
Industrial zone.

It states: “The issue raised by Knight Frank appears to be valid as our research indicates
that high technology and light industrial users are increasingly seeking to co-locate office
premises with industrial uses. The existing IN2 zoning of the site prevents office premises
and therefore significantly limits the pool of potential tenants.”

Although there is agreement from both Hill PDA and Knight Frank that attracting purely Light
industrial uses to the site is difficult, Council must consider the impact on the existing centres
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particularly on Chatswood and St Leonards if office premises are permitted on lots 5 and 6
and the impact on their role as employment lands in the Metropolitan Plan 2036.

In this regard both Hill PDA and Knight Frank outline the following characteristics of the
Chatswood and St Leonards markets which leads them to conclude that it is unlikely office
premises on lots 5 and 6 would undermine the viability of the existing centres. They
acknowledge that Chatswood and St Leonards are prestige markets (having 284,555sgm
and 366,461sqm of office area respectively) and they have significant employment roles in
the region. However they also note that both centres lack stocks of premises with over
1,000sqm floor plates and there are no significant applications recently approved or in the
pipeline which will add to the supply. They also note that Chatswood is increasingly being
regarded as a residential /retail centre which detracts from its key office aftributes.
Additionally, both Chatswood and St Leonards have high rents compared with areas like
Macquarie Park, Ryde and Rhodes and organisations requiring large floor campus style
accommodation are price sensitive.

Hill PDA states that should the subject sites be developed for large scale office use they are
unlikely to have a significant impact on Chatswood and St Leonards as these sites represent
only about 8-9% of the office market. It concludes that the Proponent has made the case for
the provision of A grade, green-star rated, campus style commercial office floorspace to be
provided on the subject sites as Knight Frank have undertaken market research (on behalf
of LBD) to show that there is a lack of office facilities with floorplates of more than 1,000sgm
within the existing Chatswood and St Leonards Centres.

Hill PDA explains that its independent analysis of the market and existing stock /
opportunities presented within the Chatswood and St Leonards / Crow Nest office precincts
supports this position.

Whilst supporting campus style office premises on the subject site, Hill PDA emphasises the
need to ensure that it does not compete with the traditional scale office floor plates (less than
1,000sqm) currently available in Chatswood and St Leonards which are important
employment centres.

Hill PDA advise that the proposed rezoning and development of the site, subject to the
application of specified controls, would present an opportunity to increase business and
employment opportunities in the LGA without adversely affecting the viability of the two
strategic centres. To achieve this outcome, Hill PDA suggest that lots 5 and 6 be rezoned to
B7 Business Park (consistent with the same zone as the nearby Pacific Highway sites in
Artarmon) and that Council applies a new local clause in the draft WLEP 2012 that requires
prospective tenants of office premises to demonstrate that they require and are committed to
occupying contiguous floorspace of more than 1,200sgm.

According to Hill PDA “ the successful application of such an approach would create a
competitive market for business parks in alternative locations within the Inner North whilst
creating a point of difference between the type of commercial space located on the subject
site and within the Chatswood and St Leonards Centres. This could in turn create a
complementary investment opportunity for a major organisation in the economic corridor
between the Centres thereby helping to reinforce and reinvigorate the attraction and
proposition of the LGA as a place to invest.”

Further discussion of the Planning Proposal and its relationship to the relevant strategic
planning framework is discussed later in this report under Department of Planning and
Infrastructure Guidelines.

Under draft WLEP 2012, the existing B7- Business Park zoned land in Artarmon is located
notth of the site along the Pacific Highway frontage. The B7 zoned land has a floor space
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ratio of 1:1 with sites greater than 1,000sgm able to achieve 2.5:1. The objectives and land
use table of the B7 zone are outlined in the extract from draft WLEP 2012 at Attachment 4.

Hill PDA favour the B7 zohe Business Park zone for lots 5 and 6 (rather than retaining IN2
zone and including the addition of office premises use for lots 5 and 6) for the following
reasons:

1. Light industrial and high technology uses would still be permitted with consent within
the B7 zone. Accordingly any proposed changes to the zoning of lots 5 and 6 would
not prevent the potential for these uses, nor undermine the objective of the Draft Inner
North Sub Regional Strategy which states that “development of the Gore Hill
Technology Park will further support the development of high tech clusters within the
Subregion.”

2. Further, the B7 Business Park Zone would extend the range of permissible uses on the
subject site and thereby improve the prospects for successfully tenanting existing and
future buildings;

3. Lots 5 and 6 are located adjacent to the proposed ribbon of B7 Business Park zoned
land along the Pacific Highway. The rezoning of the subject site would thereby create a
logical extension of this zone along the Highway to the boundary with the TAFE Site;

4.  The adjacent TAFE and North Shore Private Hospital sites could create an appropriate
synergy with the subject site and its potential office tenants. The TAFE could act as an
industry magnet reinforcing St Leonards’ role in accordance with the characteristics of
a business park to “Build on existing knowledge clusters such as universities and
hospitals.” (Draft Inner North Subregional Strategy.) Similar to specialised centres
such as Westmead, campus style acommodation in this location could facilitate
predominantly office based bio-medical and research tenants reinforcing the nature of
the specialised centre.

5. Therezoning of lots 5 and 6 only would still allow for a transitional buffer of light
industrial land / uses to the rear of the subject site (along the eastern boundary) with
the IN1 General Industrial Zone of the Artarmon Employment Lands;

6.  The Planning Proposal and the attraction of a major tenant would act as an investment
stimulus and incentive for the redevelopment of the smaller lots located along the
Pacific Highway within the proposed B7 Business Park corridor. This may be an
important catalyst for the investment in and thereby amalgamation of these smaller
sites to realize their development potential as a higher employment yield business
park; and

7.  The Planning Proposal would increase employment densities and business options
within the Global Economic Arc consistent with the Actions of the draft Inner North
Subregional Strategy.

As stated previously, whilst supporting a B7 zoning for lots 5 and 6, Hill PDA are concerned
to ensure that there is limited impact on the competitiveness of Chatswood and St Leonards
identified as a major centre and specialised centre and recommends that a local provision be
included in draft WLEP 2012 for the subject lots 5 and 6 as follows:

(1) This clause applies to Lots 5 and 6 of 219-247 Pacific Highway, Artarmon Zoned B7
Business Park.

(2) Development consent for the purposes of Office Premises must not be grantfed unless
the consent authority is satisfied that:
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a. The occupant requires and will solely occupy a single floor plate of 1,200sgm 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 CBDs; and

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

Hill PDA do not recommend this as a wholesale change to the objectives of the B7 Business
Park Zone as it could preclude smaller scale uses that are already permissible within the
Business Park Zone coming forward on smaller, more fragmented sites (such as those
already proposed as B7 Business Park adjacent to the subject site along the Pacific Highway
where Council is endeavouring to encourage consolidation of small sites to 1,000sgqm with a
floor space bonus).

From the analysis provided by Hill PDA, Council Officers support the B7 zone as the most
appropriate for lots 5 and 6 on the Pacific Highway and the retention of IN2- Light Industrial
on the lots 2,3 and 4.

(b) Floor Space

The Proponent intends to attract tenancies looking for campus style development requiring
large office floor plates. In order to provide such accommodation additional floor space is
requested.

There are two aspects concerning the provision of floor space that are relevant to the
assessment of the Planning Proposal. The first is the impact of an additional 57,565sqm
from Lots 5 and 6 of potential office space on the existing centres of Chatswood and St
Leonards and the loss of Light Industrial IN2 land as previously discussed in (a) above. The
second aspect is whether 5,795sqm of extra floor space on lot 6 will be consistent with the
objectives of the Master Planning for the site and the WDCP provisions in terms of its design
including building envelope, setbacks, site cover and building articulation. Preliminary
assessment of the concept plans indicates that the design could comply with the WDCP
provisions. However, as noted above, the concept plan for lot 6 does not comply with the
height and FSR controls of draft WLEP 2012.

The existing site is subject to a floor space ratio control of 1:1 in WLEP 2012. It is also
located in Area 6 of clause 4.4A of WLEP 2012 which allows development up to 1.5:1 for
sites above 1,000sgqm. The Planning Proposal requests the draft WLEP 2012 be amended
to allow a FSR of 3.7:1 for lot 6. The FSR required to allow the total floor space of 42,845
sgm on lot & with a site area of 12,510sqm is approximately 3.5:1 (3.425:1)

As previously stated, prior to the subdivision, the entire technology park was approved with
82,837sgm or a floor space ratio of 1.79:1. The approved floor space is not distributed evenly
across the site with building D on lot 6 having a FSR of 3:1 and building C on lot 5 having a
FSR of approximately 3.5:1 (3.43:1).

Now that the site has been subdivided it is more relevant to determine an appropriate FSR
for the individual lots 5 and 6 particularly with the recommended B7 zoning for these sites for
potential office development and large floor plates. A larger FSR will also ensure an
economically viable development that can offset the provision of the proposed larger Council
sport and recreation facility on lot 3 (discussed below) which is a community benefit.

It is proposed that subject to resolution of traffic and height issues (as discussed below):
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- lot 6 be included as a new Area 15 on the floor space ratio map with a new provision
in clause 4.4A (20) of draft WLEP 2012 —

20. the maximum floor space ratio of a building on land identified as “Area 15" on the
Floor Space Ratio Map may exceed 1:1 if:
(a) the site area is greater than 12,000 sgm, and
(b) the floor space ratio will not exceed 3.5:1, and
(c) the site coverage will not exceed 60% of the site area.

This recognises the existing approval of approximately 60% site cover, rather than
the existing control of 45%.

- lot 5 be included as 3.5:1 on the FSR Map in recognition of the existing building on
the site.

(c) Height

The current height controls applying to the site were not imposed by Council. They were
developed by Broadcast Australia (a private company) having regard to its commercial
requirements and the operation of the transmission tower and imposed by the State
government when the site was originally rezoned from its former use by the ABC.

In order to facilitate the 9,082sgm additional floor space as proposed and provide the
campus style with three buildings above a plaza and podium, the existing height control
applying to the site requires a small amendment to allow the whole of the proposed building
fronting Broadcast Way on lot 6 to be developed to a height of RL 131. This would require
amending the height map by redefining the boundary between the RL 131 and RL 122 areas
9m to the west.

Such an adjustment to the height could normally be potentially justified through an
amendment to the development standard through clause 4.6 of the draft WLEP 2012
(replacing State Environmental Planning Policy No.1- Development Standards (SEPP1)).
However, when the site was rezoned in 2006 following the relocation of the ABC, the Minister
for Planning required the inclusion of a clause in the WLEP 1995 to prevent a variation to the
height controls by way of SEPP1. This was to ensure compliance with the height controls
determined by Broadcast Australia to protect their existing operations and long term ability to
expand operations on the communications tower. This limitation has been retained in clause
4.6 (8) (ca) of draft WLEP 2012.

The Planning Proposal requests that this restriction in clause 4.6 of draft WLEP 2012 be
deleted. This request is supported. This is the only site in Willoughby subject to a site
specific limitation on the use of clause 4.6 (other limitations are imposed by the compulsory
provisions of the Standard Instrument LEP). The transmission towers at Mowbray Rd and
the Channel 9 site, also privately owned, have no such limitations on adjoining development
to protect the operation (and extension) of the transmission towers and associated
infrastructure.

Under clause 4.6 an applicant for the variation of a development standard 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 Broadcast Australia.

Both the Proponent and Council are currently in consultation with Broadcast Australia
regarding the proposed amendment to the existing height control for lot 6.
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A height increase is also necessary on lot 3 as a consequence of the redesign of the sport
and recreation facility, as discussed below.

() Neighbourhood Shops

The Planning Proposal requests a variation to the size of neighbourhood shops on Lot 6 to
allow greater than the 80sgm prescribed in draft WLEP 2012. This limit applies to all
neighbourhood shops in the City. The proponent argues that the original consent for
redevelopment of the site (Consent 2008/42 as amended) gives consent for 2,000 sgqm of
retail floor space and the limit of 80sqm per neighbourhood shop is unduly restrictive.

Neighbourhood shops are a compulsory use under the Standard Instrument LEP for all
business, industrial and medium/high density residential zones. A Neighbourhood shop is
defined as premises used for the purposes of selling general merchandise such as food
stuffs, personal care products, newspapers and the like to provide for the day to day needs
of people who live or work in the local area, and may include ancillary services such as a
post office, bank or dry cleaning, but does not include restricted premises.

An increase in the size of such convenience shops is not supported and will undermine
existing centres across the City.

Contrary to the assumption in the Planning Proposal conditions 147 and 148 of the existing
consent require separate individual development consents for the use of each unit, most of
which are classified as ancillary retail (ie ancillary to a permitted use) on the approved plans.
The additional uses permitted on the site in Schedule 1 of WLEP 2012 including food and
drink purposes, function centre, health services facilities and restaurants and cafes are not
limited in size to 80sgm. Therefore, the request to vary the size of neighbourhood shops is
not supported. This has been discussed with the Proponent who has indicated that this is
now understood and is no longer sought as an amendment to the draft WLEP 2012 as patt of
the Planning Proposal.

(e) Reference to site Description

The Planning Proposal requests that the property description of the site be amended to
reflect the most recent registered title details however this was already updated and the site
is referred correctly as Lots 1-8 DP 270714 in draft WLEP 2012.

Proposed Community Sports and Recreation Facility on lot 3.

As part of the original development consent DA( 2008/42 as amended), a range of
community /sport and recreational facilities are to be built on Lot 3 and delivered by the
developer Lindsay Bennelong Developments (LBD) to Council through a Voluntary Planning
Agreement in leiu of Section 94 contributions and as required in part by an original Deed of
Agreement for the site with the former ABC owners as compensation for the sale of
government land. They include:

a) A 670sgm community centre valued at $1,340,000 with 27 dedicated car spaces and
1 bus parking space;

b) a 6,695 sgm sport and recreation building comprising 3 basketball courts, indoor
soccer field, table tennis room, change rooms and amenities; reception and 52 car
spaces valued at $14,850,000;

c) a Gore Hill Site Shuttle Service valued at $150,000 per annum.

Since 2008 the sport and recreational needs of the community of Willoughby have been
clarified through the Willoughby Recreational Needs Study. Subject to this Planning
Proposal for the additional office use and floor space on lot 6, the Proponent, LBD has
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offered to construct for Council a larger complex (10,000sgm) to provide additional sport and
recreational facilities. The revised sport and recreation complex would include:

11 netball courts, a community centre, a co-generation plant and an open roof top multi -
purpose Futsal court in a 4 storey building with 155 car parking spaces in two basement
levels.

The additional cost of the sport and recreation facility to the developer would be offset by the
proposed draft WLEP 2012 amendments. The Proponent states that this larger facility would
be a net community benefit resulting from the Planning Proposal increase in floor space for
lot 6 and land uses for lots 5 and 6. The sports and recreation facility will also support other
uses on the Gore Hill Technology Park and possible additional after hours activity and
surveillance on the site.

Council's Infrastructure Services Director makes the following comments supporting the need
for a larger sport and recreation complex at the Gore Hill Technology Park site:

o The revised desigh meets the current demand and future demand for indoor courts in
the Willoughby area as identified in the draft Recreation Plan and addresses one of
the action items.

e The Willoughby Leisure Centre (WLC) Master plan Process has indicated a critical
need for more indoor courts, from all sporting associations and organisations.

* The current two indoor courts at WLC cannot meet the level of demand required

e The needs of the current users of the indoor courts at WLC would not be
accommodated at a 6 indoor court facility in the approved facility on lot 3.

e The sport of netball cannot currently grow or expand due to lack of facilities, capacity
has been reached on both the indoor and outdoor courts available at WLC.

e This design allows for growth in the sport of netball and relocation

e The relocation of netball resolves a number of other community issues at Small Street
- parking, traffic, noise and lack of public transport options

e Provides for the WLC Master Plan development — financially, as Council will not need
any additional indoor courts at that site

o The proposed location of these courts is appropriate for large sport days due to its
non-residential location.

e The proposal will provide a training facility for all sports — indoor and outdoor,

e The proposal will assist in minimising the current demands and over use of sporting
ovals

e This proposal benefits Council by providing the potential for a new agreement
guaranteeing a specific timeframe for delivery. The current VPA has a broader
timeframe for delivery.

Following the review of the concept plan (Attachment 3) for the revised sports facility several
design issues have been identified to the proponent that require further discussion and
clarification prior to their formalisation in a revised VPA should the Planning Proposal be
supported. The need for higher floor to ceiling heights of 9 metres increases the final height
of the building on lot 3 which, to be approved, requires an increase in the height limit
permitted under draft WLEP 2012. Council has consulted with Broadcast Australia regarding
a proposed increase in the height on lot 3 from RL 118 to RL 131 (as on the adjoining lot 2)
which would allow for the increased floor to ceiling heights, roof netting and the lift over run to
ensure disabled access on the proposed roof court.

An additional 76 car parking spaces are to be provided on site from the original proposal.
Council's Infrastructure Services Director considers that this increase is insufficient for the
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anticipated volume of car parking required on a Saturday fully utilising the facility for netball.
However, additional parking on the site would be unmanageable due to the regular turnover
of the spaces and the limited size of the site.

Under the Planning Proposal submitted by LBD, additional car parking spaces for the larger
sports facility are proposed to be provided in an additional basement parking level in Building
B on Lot 6 with 224 spaces. Criginally the planning proposal proposed 300 spaces however
224 spaces have now been proposed for further analysis. This additional basement level is
not shown on the concept plans for lot 6. It states that if weekend netball games are
staggered on a level-by-level basis in the new facility, the peak parking load and traffic
movement may be reduced and demand spread over a larger time span.

The proponent, LBD has proposed that the additional level of car parking spaces would be
shared- available for Council’s sports facility during weekends and the evenings and for the
occupants of the buildings on lot 6 during normal Monday to Friday business hours (including
pool, gymnasium and restaurant). For this to occur, the land use of car park would need to
be added to Schedule 1 of draft WLEP 2012, as the car park would be used for a
development on an adjoining site.

Discussion with the Proponent indicates that should Council or the RMS not support the
requirement for an additional 224 spaces, then there would be no additional car parking
provided for the additional office floor space proposed under the lot 6 concept plan. The
Proponent argues this would satisfy Council’'s objectives for sustainable transport outcomes.
This would only be true if the additional spaces for the sports facility are not made available
during the day time for the buildings on lot 8. A more sustainable outcome could be for the
460 approved car spaces on lot & to be made available through an arrangement with Council
for use during the weekend for the Sports Facility patrons (as mentioned in the existing VPA
between Council and LBD).

As highlighted previously, Lindsay Bennelong Developments (LBD) would offset the
increased cost of constructing the larger sports complex by the change to permissible land
uses and the increase in the floor area of the buildings on Lot 6. The cost of providing the
additional level of parking on lot 6 for Council's purposes and joint use of the parking spaces
is to be a matter for negotiation with LBD should the proposal be supported by Council.

Discussions with the developer and Council Officers regarding the exact arrangements and
provisions to be included in Voluntary Planning Agreements have commenced. Should the
Planning Proposal be advanced to the exhibition stage, an amended VVPA regarding the
sports facility and a new VPA required for the provision of the parking on lot 6 would be
exhibited with the planning proposal.

Traffic and Car Parking

The Proponent has clarified that building D on lot 6 would provide basement parking for 690
car parking spaces with access from Broadcast way via two entry/exits. Of the 690 spaces,
460 would account for the existing approved spaces-(there would not be any increase in car
parking provision for the additional floor space) and 224 spaces would be 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 as discussed above. The Planning Proposal originally included
a proposal for 300 spaces however after discussions with Council Officers it was reduced to
224. There would be 155 car spaces provided on lot 3 for the Sport and Recreation facility
(an increase of 76 from the 79 approved with DA2008/42).

Development Consent 2008/42 approved 37,050sqm of floor space in Building D on lot 6 and
460 car spaces. This equates to 1 space/ 80.5sqm (the WLEP 1995 and WDCP requires 1
space / 100sgm). The planning proposal is for 42,845 sgm in total on lot 6 with no additional
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parking. This would equate to 1 space/93sgm however with the availability of another 224
spaces during business hours as proposed, the car parking rate would be 1 space/ 63sqm
for lot 6 which is a less sustainable outcome that will generate more traffic and impact on the
operation of the site bus during the week.

The Proponent has included a Traffic and Parking Analysis prepared by Transport and Traffic
Planning Associates which notes:

i) Traffic flows along the Pacific Highway have reduced as a result of the opening of
the Lane Cove tunnel;

i) traffic surveys recently undertaken at the Pacific Highway/Campbell St
intersection indicate that flows along the Highway on survey days were up to 17%
less than they were in 2007;

i) the site is well serviced by public transport including the Artarmon Loop bus
service which is free and the service will be increased in accordance with the
Gore Hill VPA from January 2013.

In relation to parking provision, the Proponent’s ftraffic study compares the existing
development consent for the whole site including lots 1-6:

e 2008 approved with 82,837sgm and 980 spaces;
e Current Planning Proposal requesting 89,372sqm and 1,280 spaces including 300
additional spaces proposed on lot 6 (224 spaces) and lot 3 (76 spaces).

In terms of traffic generation, the Proponent’s traffic study states that previous schemes in
2006 generated 860vehicle trips per hour (vtph) and in 2008 generated 804 vehicle trips per
hour (vtph).

The traffic study states that although there will be significant traffic on weekends with the
operation of netball courts and gym, the weekday morning and afternoon will continue to be
the peak traffic times (because the critical flows along the Highway on weekends are only
70% of the weekday flows and the flows on Campbell St are significantly lower.)

The study predicts, that although most of the potential uses on the Gore Hill Technology Park
do not fall into RMS traffic generation criteria, the current planning proposal is likely to
generate 716 vtph in the weekday morning and afternoon peak.

The traffic report concludes that the traffic generation at weekday peak periods will be less
than previous development approvals for development on the site and that the road and
intersection upgrades required for the previous schemes have been implemented.

(a) Comments from Group Leader Traffic and Transport

Council's Group Leader, Traffic and Transport has reviewed the Proponent’s Traffic study
and concludes that it is inadequate, making the following comments:

Parking

The development proposes an increase in parking supply of 300 (an additional 224 spaces
on lot 6 and 76 spaces on Jot 3.)

The Traffic study provides no rationale for the increase in parking supply merely comparing
the overall parking rates for the 2006, 2008 and the current planning proposal. It is however
stated on the table after page 6 of the traffic report that the increase in parking is required to
meet increased demand associated with netball activify on weekends and after hours and
goes on to say that this parking would be available for office use during business hours. The
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Traffic Report does not provide any analysis of the weekend parking demand associated with
other uses on the site and also does not provide data on the weekend and after hours
parking demand in surrounding streets. The Traffic study also does not examine the parking
demand associated with netball use. Comment has also not been provided on why netball
cannot use other parking spaces on site that is not required on weekends and after hours.

There are no established parking rates for netball/indoor sports facilities. Based on Council’s
experience and parking surveys undertaken at Bicentennial Reserve on Saturdays (where
there is little public transport use), parking generation and traffic are closely linked. Each
netball court generates a maximum of 19 inbound and 19 outbound trips- that is, 38 trips
requiring 38 spaces. This figure is reduced if starting times for games are staggered at 20
minute intervals. Hence 11 netball courts proposed at Gore Hill would generate the need for
a maximum of 418 spaces and should the Futsal court be also used for netball making 14
courts, a total of 532 spaces.

A survey undertaken by LBD of Saturday parking in the streets surrounding the Gore Hill site
indicate availability of 142 vacant spaces (with 70% of car parking being filled). There are
also 20 parking spaces available in Broadcast Way. This means that with 142 pilus 20 on-
street spaces and 155 spaces on lot 3,a fotal of 317 spaces will be available without
additional spaces being provided elsewhere. Therefore, for 11 courfs usage, an additional
101 spaces will be required (418-317) and for 14 courts approximately 215 (5632-317)
additional spaces will be required. Hence the proposed 224 additional basement level would
ensure sufficient parking to be available for the new sports facility. This also assumes that
little public transport is available to the site.

The issue to be resolved is whether additional parking needs to be constructed or
whether parking already approved for the site- 460 on ot 6 can be made available at
weekends for sports patrons and whether the shuttle bus can also be made available
on weekends.

A moare sustainable and economical solution for the Council would be the
utilisation/availability of the proposed ancillary car spaces (460) on lot 6 during the weekends
for the Sports and Recreation facility on lot 3 and the operation of the shuttlie bus, thereby
negating the need for any additional car spaces to be constructed on lot 6 for the use of the
sports facility at peak useage times and for lot 6 during weekdays.

This matter requires further discussion and resolution between Council and LBD before the
proposal can proceed.

The existing VPA in relation to the Sports Facility Building states “On completion of the final
building, if Council can demonstrate to the satisfaction of the Developer that there is a
genuine need for car parking to support the use of community sporting fields in Council’s
Local Government Area after business hours, then the Parties agree to enter into
discussions to reach an agreement whereby the Developer will make available for an agreed
fee, car parking spaces to be used for this purpose to Council.”

Increasing parking supply for weekday use will reduce travel by sustainable transport as the
ease of finding a parking space will not force drivers to consider other travel alternatives. The
VPA requires the provision of a shuttle bus service inherently to reduce traffic generation and
the need for parking. Increasing the parking supply for weekdays useage will reduce the
likelihood of the shuttle bus service to the site remaining viable and will reduce travel by
sustainable and active transport.

It is considered that the proposed increase in parking for the site is excessive and should be
reduced to a level that meets the parking requirements of Council’s WDCP and WLEP 1995.
While it is understood that there is a very high demand for on-street parking in the area, and
some relaxation of Council’s WDCP parking rates may be appropriate it would be preferable
to see the VPA requirements for the shuttle bus strengthened rather than fo allow such a
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significant increase in parking supply. The increase in parking proposed is considered fo be
excessive, and is considered likely to create problems due to the additional traffic generated
by the site.

Traffic Generation

The proposed change of zoning from light industrial fo office for Lots 5 & 6 will increase traffic
generation from those lots. The RMS Traffic Generating Developments Guidelines state that
peak period traffic generation from business parks is around 1. 2veh/hr for every 100sqgm of
office/showroom area plus 1veh/hr for every 100sgm of factoryAvarehouse area. The
guidelines also state that a higher proportion of office space within a business park will
increase traffic generation. [t is therefore not accepted that the traffic generation from the
developed site following the proposed change fo the planning proposal (which resuits in an
additional 5,795sqgm of office space plus 8 additional netball courts) will be less. This will
particularly be the case in light of the proposed significant increase in the level of parking
supply which would tend to result in more private motor vehicle trips to and from the site as
opposed to use of walking, cycling or public fransport.

VPA requirements for Shuttle Bus

Lindsay Bennelong Developments from 3 December 2012 are running their own direct bus to
the site from St Leonard’s station (as per the original Deed for the site with the ABC) to
serve the occupants of the buildings (lots 4 and 5) and sife visitors. Hence their financial
contribution to Council's Loop bus will be reduced.

Council will continue to operate its 3x25 seater shufttle service until next year at which time a
reduced service using 2 shuttle buses will be employed.

Council is currently in discussions with LBD about use of their buses fo serve a wider route in
the industrial area during off peak daytime hours. Once an agreement has been reached the
arrangements will be formerly confirmed in an amendment to the existing VPA with Council
and LBD.

(b) Road and Maritime Services Comments

The Planning Proposal has been referred to the Roads and Maritime Services (RMS) who
have yet to formally respond. RMS officers advised at a meeting with Council officers that it
has concerns with the Planning Proposal. In particular the RMS officers advised that further
traffic analysis is required from the proponent to ascertain the impact on the capacity of the
Campbell St and Pacific Highway intersection from traffic likely to be generated by the
proposed increased in floor space and provision of additional car parking.

The RMS also noted concern with the proposed increased car parking provision in the order
of 300 (in lots 3 and 6) extra car parking spaces on the Gore Hill Technology Park and their
impact on the humber of car movements during peak hours and on the proposals for
sustainable transport.

According to the RMS the Planning Proposal is likely to result in the need to remove kerb
side parking to minimise disruption to movement in Campbell St and queuing at the Pacific
Highway/Campbell St intersection.

(c) Traffic Conclusion

In conclusion there needs to be further discussion of the provision of and access to parking
during weekends for the Sports Facility. If additional spaces are to be provided on site, an
analysis of the traffic impacts of that additional parking and its proposed availability during
weekdays for the occupants of buildings on lot 6, as required by Council’s traffic engineer
and the RMS, needs to be undertaken by the Proponent’s traffic consultants. The potential
for the use of the Shuttle bus at weekends is also a factor to further examine in this matter.
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Assessment under the Department of Planning and Infrastructure Guidelines.

The following assessment of the Planning Proposal has been undertaken with reference to
the document, “A Guide to Preparing Planning Proposals “published by the Department of
Planning July 2009. It includes consideration of the justification for the planning proposal,
the relevant strategic planning framework, and the likely impacts of the proposal as required
by s55(3) of the Environmental Planning & Assessment Act 1979. It has also been
considered in conjunction with “A Guide to Preparing Local Environmental Plans” and
Circular PS 09-015 “Commencement of Certain Provisions of the EP&A Amendment Act
2008 and EP&A Amendment (Plan making) regulation 2009” also published by the
Department of Planning and Infrastructure as outlined below.

SECTION A - NEED FOR PLANNING PROPOSAL

Is the planning proposal a result of any strategic study or report?

The Planning Proposal did not specifically result from a strategic study or report however the
planning proposal includes an economic viability analysis prepared by consultants Knight
Frank which has been reviewed by consultants Hill PDA on behalf of Council. They support
office premises and additional floor space on the subject site. There is limited opportunity in
the existing centres of Chatswood and St Leonards for large companies wanting to
consolidate employees and activities in the one location. According to the study the market
has come to see the Chatswood town centre as a vibrant hub to live however not the first
choice for employment, with large space users discounting this location despite the relative
affordability compared to other traditional North Shore office markets.

Chatswood CBD and St Leonards cater for office premises with floor plates less than
1,000sgm and as such there are very limited options for tenants requiring large contiguous
floor space. Knight Frank cites the example of Optus who moved to Macquarie Park in 2007
from traditional office space so it could expand and consolidate, reduce costs, provide same
floor interaction, state of the art technology and onsite services for staff in corporate head
quarters. Knight Frank’s analysis concludes that currently there is a lack of this type of
Business Park office accommodation within the Willoughby LGA .

The Knight Frank analysis cites building C on Lot 5 as being well placed to provide business
park office accommodation having 7,000 sqm of floor space nearing completion. It argues
that continuing to prevent the site from being available for office use will mean a loss of
employment opportunities for the Willoughby LGA as prospective tenants will locate to areas
outside such as Macquarie Park and Rhodes.

Is the planning proposal the best means of achieving the objectives or intended outcomes, or
is there a better way?

The proponent recommends retaining the current IN2- Light Industrial zone for the site and
adding office premises as a permissible use in Schedule 1 of WLEP 2012. The economic
analysis provided in the Planning Proposal from Knight Frank is supported by the Hill PDA
report (as discussed in this report) which recommends that a B7 Business Park zone is the
most appropriate zone for lots 5 and 6. The proposed amendments to the existing height
and FSR controls are also considered the best method of achieving a business park campus
style of development on lot 6, with a local clause to ensure large office floor plates. Similarly
a change to the height control is required to enable the sports facility on lot 3 to be
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constructed satisfactorily and the addition of car park to the permitted uses on lot 6 to enable
some parking for lot 3 to be located on lot 6.

Is there a net community benefit?

The Department of Planning's, A Guide fo Preparing Planning Proposals, recommends that
the Net Community Benefit Test from the Draft Centres Policy should be followed when
assessing a Planning Proposal. The Planning Proposal has therefore been considered
against the applicable criteria as set down in the guide.

As supported by both the Knight Frank and the Hill PDA studies (discussed elsewhere in this
report), permitting office premises on Lots 5 and 6 has the potential to increase business and
high tech employment opportunities in the LGA without adversely affecting the viability of St
Leonards and Chatswood subject to the provisions outlined earlier that are recommended to
be included in the WLEP 2012 as a local clause. A B7 Business zone would also retain the
site’'s importance as Employment land as light industry (including high technology) is
permitted in the zone.

A larger sporting complex on lot 3 would provide a material benefit to the community and
assist Council's overall planning for and provision of recreational facilities in the City and the
lower North Shore area.

Will the LEP be compatible with agreed State and regional strategic direction for
development in the area (eq land release, strategic corridors, development within 800 metres
of a transit node)?

Under the draft Inner North Subregional Strategy, the Artarmon industrial area is identified as
Category 1 Strategic Employment lands to be retained. The Draft Strategy has an
employment target of an additional 16,000 jobs for the Willoughby LGA. The Planning
Proposal will increase the flexibility of employment uses permitted. A B7 Business Park zone
as recommended in this report will retain light industry as a permissible use and the
additional floor space will enable additional employment to be provided on the two lots.

The amendments to floor space and zoning of lots 5 and & will not undermine the integrity of
the employment lands themselves nor will they threaten the strength and role of other
centres in the sub region (Chatswood and St Leonards) as identified in the findings by Hill
PDA and Knight Frank.

The Planning Proposal is also consistent with the Employment Lands Development Program
(ELDP) as discussed in section B below.

Is the LEP located in a global/regional city, strategic centre or corridor nominated within the
Metropolitan Strategy or other regional/subregional strategy?

The subject site is part of the Global and Economic Corridor proposed in the Metropolitan
Plan 2036 which extends north and south from the Sydney CBD. The corridor to the north of
the CBD extends through North Sydney, St Leonards and Chatswood to Macquarie Park.

It is identified to be “substantial corridor, clustering jobs and economic activity in finance and
business services, information intensive industries, global and national transport and
multimedia.” (pp129)

The Inner North Subregional Strategy identifies the Artarmon industrial area as strategic
employment land. It notes that employment land has been under pressure for conversion to
higher order employment or residential uses, with significant rezoning over the last two
decades and land constraints and high values are likely to limit future provision of
employment land in the Inner North.
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It states “The Artarmon, East Chatswood and Lane Cove West Employment lands play an
especially significant and contributory role to the Global Economic Corridor and have been
identified as being of sub regional importance.”

As discussed above, it is considered that the proposal will increase employment
opportunities on a site identified for high tech industrial. Discussion of the site’s relationship
with the Sub Regional and local strategic plans is discussed in section B of this report.

Is the LEP likely to create a precedent or create or change the expectations of the landowner
or other landholders?

A B7 Business Park zone for lots 5 and 6 would be consistent with the zoning under draft
WLEP 2012 for properties fronting the Pacific Highway immediately to the north that are
adjacent to the Artarmon Industrial Area. It would allow for a transitional buffer of light
industrial land / uses to the rear of the subject site with the IN1 General Industrial Zone of the
Artarmon Employment Lands.

It is a unique site in the City having the opportunity for large floor plates and being located on
the Pacific Highway close to other B7 Business Park zone sites, the adjacent TAFE and
hospitals. As such it would not provide a precedent for other landowners outside the Gore
Hill Technology Park. However it may set a precedent for lot 2, currently owned by Hydrox
nominees who are separately seeking a zone change through a review by the Planning and
Assessment Commission to allow a Masters hardware outlet. This proposal was not
supported by Council as (among other things) it was considered to be an inappropriate
location, and reduced higher end employment opportunities. The B7 Business Park zone
here would be preferable to large floor plate retailing, however IN2 is considered most
appropriate as it provides a buffer between IN1 and B7 land uses.

Have the cumulative effects of other spot rezoning proposals in the locality been considered?

As noted earlier in this report Hydrox nominees submitted a planning proposal (2011/01)
which was refused by Council in December 2011 for a Masters Home Improvement Centre.
The basis for the refusal included that the use being classified as large floor plate bulky
goods retail does not recognise the importance of the Gore Hill Technology Park in the
metropolitan, sub regional and local strategic planning framework. It did not satisfy the net
community benefit test, it was contrary to the specific master planning requirements for the
site, encouraged car dependency on a site strategically located and designed to support
green travel and did not provide the higher skilled employment, campus style development
sought. Suitable large floor plate retail areas are available elsewhere in the Artarmon and
East Chastwood industrial areas for such uses.

Since Council refused Planning Proposal 2011/01 Masters has requested that it be reviewed
by the Planning and Assessment Panel (PAC) who are currently considering the matter.

Should the Masters complex be approved there would be substantial increased traffic and
demand for parking particularly on the weekends when users of the sporting complex and
patrons of the hardware centre would potentially be at their peak. However, at this time
lots4,5 and 6 would mostly generate traffic during normal business hours.

What was the outcome of these considerations?

As at 5 December 2012 Council has not been advised of the outcome of the Planning and
Assessment Commission review of Planning Proposal 2011/01 for a Masters store.
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Will the LEP facilitate a permanent employment generating activity or result in a loss of
employment lands?

As acknowledged elsewhere in this report Hill PDA advises that the Planning Proposal has
the potential to attract a major organisation and job generator to the LGA provided measures
are put in place to restrict the nature of tenancies to those genuinely requiring large floor
plates by including a local provision in WLEP 2012 so that the traditional office market of
Chatswood, St Leonards and Crows Nest remain viable.

The Proponent argues that the site will accommodate large floor space users and companies
looking to consolidate their operations, whilst the existing centres of Chatswood and St
Leonards, due to current restrictions on these areas, cannot accommodate such companies
that require large floor plates.

The planning proposal has the potential for higher employment capacity than the current IN2-
Light industrial zoning.

Will the LEP impact upon the supply of residential land and therefore housing supply and
affordability ?

This question is not applicable to the subject Planning Proposal.

Is the existing infrastructure (roads, rail_utilities) capable of servicing the proposed site? Is
there good pedestrian and cycling access? Is public transport currently available or is there
infrastructure capacity to support future public transport?

A Deed of Agreement titled “Deed of Agreement — Gore Hill Site Master Plan” dated 2005
was entered into between Gore Hill Industrial Park Pty Ltd and the Willoughby City Council,
when the former ABC site was sold by the Australian Broadcast Corporation. The intent of
the Deed is to secure certain planning outcomes for the site such as a right of way across the
site providing pedestrian, cycle and certain other access between the site, RNS Hospital,
North Sydney TAFE and the St Leonards railway station. The Deed includes provisions for a
community shuttle bus service, community centre, rights-of-ways and the heritage
installation.

The shuttle Bus Service contained in the VPA with LBD for the approved development,
DA2008/42 must at least operate between St Leonards Station and 2 stops within the
development site from 7 am to 10 pm on week days. The intention of the shuttle bus service
is to better integrate transport and land use. It supports high intensity industries at the site,
and reduces car dependency. The recent development consent for the occupation of Building
B1 on lot 4 also includes Green Travel Plan requirements to ensure the on-going
sustainability goals for the redevelopment of the Former ABC site can be achieved, together
with on-site cycle ways and pedestrian links.

The site is serviced by existing road infrastructure, with access to the Pacific Highway, a
major arterial road and is proximate to the access to the Gore Hill Freeway, Lane Cove
Tunnel and M2 Motorway. The proposal has been referred to the Roads and Maritime
Services (Former Roads and Traffic Authority) which has yet to provide written comments to
Council. However RMS Officers have verbally advised that the additional parking to be
provided on lot 6 is not supported and additional traffic analysis should be undertaken by the
proponent.
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Will the proposal result in changes to car distances travelled by customers, employees and
suppliers? If so, what are the likely impacts in terms of greenhouse gas emissions, operating
costs and road safety?

No. The Planning Proposal does not propose additional car parking for the additional floor
space to be provided on lot 6. The additional parking is to service the sports facility on lot 3
which will largely be utilised on weekends and after hours. This will not increase travel
distances by users as the facility is a subregional one (accessed from North Sydney, Lane
Cove and Willoughby Local Government Areas). It replaces facilities at the Willoughby
Leisure Centre which has poor public transport and to which car access is the major form of
transport due to the nature of the activity.

Are there significant Government investments in infrastructure or services in the area whose
patronage will be affected by the proposal? If so, what is the expected impact?

The site is located in an established area with existing road infrastructure and services. The
proposal is unlikely to have significant impact on any existing government infrastructure or
services in the area.

Will the LEP be compatible/ complementary with surrounding land uses? What is the impact
on amenity in the location and wider community? Will the public domain improve?

The proposal is compatible/ complementary with surrounding land uses, which includes the
planned clustering of high technology industries in conjunction with the adjoining existing
education asset, North Sydney TAFE, and major hospital, Royal North Shore Hospital. It is
possible that the site could attract tenancies such as predominantly office based bio-medical
and research tenants who complement the specialised centre.

The proposal for three buildings in a campus style development with landscaped podium and
less site coverage than the existing development consent for lot 6 will improve the public
domain.

Will the proposal increase choice and competition by increasing the number of commercial
premises operating in the area?

As discussed in this report there is currently a lack of A Grade large campus style office
space in the City which impedes the ability for hew employment generating businesses
locating to the area. The planning proposal will therefore increase choice and provide
competition to neighbouring areas such as Macquarie Park, Ryde and Rhodes.

If a stand-alone proposal and not a centre, does the proposal have the potential to develop
into a centre in the future?

The proposal is part of an existing high technology park area and the proposal will increase
the viability of this area.

What are the public interest reasons for preparing the draft plan? What are the implications
of not proceeding at that time?

There are potential benefits to the LGA from supporting a campus style business park on the
site as indicated in the economic analysis submitted with the planning proposal and
supported by a review by Council's consultants Hill PDA. Should it not be supported the
Willoughby LGA may lose certain businesses that require large floor plates where they can
consolidate their activity. The proposal will benefit the two new buildings and uses (ASX,
Securis and Fox Sports) on lots 4 and 5, assisting to create a “critical mass” of high level
employment on the site.
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SECTION B - RELATIONSHIP TO STRATEGIC PLANNING FRAMEWORK.

Is the planning proposal consistent with the objectives and actions contained within the
applicable regional or subregional strategy (including the Sydney Metropolitan strategy and
exhibited draft Strategies?)

e Metropolitan Plan for Sydney 2036

The Metropolitan Plan For Sydney 2036 was released in December 2010. The plan
supersedes the Metropolitan Strategy—City of Cities: A Plan for Sydney'’s Future 2005 and
provides broad strategic directions as “an integrated, long—term planning framework that will
sustainably manage Sydney’s growth and strengthen its economic development to 2036
while enhancing its unique lifestyle, heritage and environment”. The proposal has been
reviewed against the relevant objectives/direction of the Metropolitan Plan for Sydney 2036
as outlined below.

Strengthening the city of cities

AZ2.1 Consider consistency with the city of cities structure when assessing afternative fand use,
infrastructure and service delivery investment decisions.

A4.1 Protect commercial core areas in key Strategic Centres to ensure capacity for companies
engaged in global trade, services and investment, and to ensure employment targets can be met.

Growing & Renewing Centres

B1 To focus activity in accessible centres

B1.1 Plan for centres to grow and change over time

B1.2 Establish appropriate mechanisms in Subregional Strategies to provide Sufficient capacity for
commercial development in centres, taking into account identified demand

Comment

The economic studies outline the potential benefits that the Planning Proposal could have in
growing, renewing and enhancing centres particular Chatswood and St Leonards. This report
specifically discussed the benefits of the B7 Business Park zone.

Transport for a Connected City

C2 To Build on Sydney’s strengths by further integrating transport and land use planning and
decision—making to support increased public transport mode share.

C2.1 Ensure subregional hausing and empioyment targets are infarmed by analysis of current and
planned public transport capacity availabiiity.

C2 .2 Develop modal strategies inciuding rail, bus, walking and roads to

respond to growth in demand.

Comment

The proponent addressed matters relating to transport and land use integration. As
previously discussed in this report, the redevelopment of the former ABC site was master
planned with a Deed of Agreement to secure an acceptable level of transport integration with
the provision of shuttle bus service to connect to St Leonards Station, and additional cycle
ways and pedestrian links. In addition, the Voluntary Planning Agreement accompanying the
approved development, DA2008/42 at the site further strengthened the transport
arrangements and cycle and pedestrian facilities for the redevelopment of the former ABC
site.

Growing Sydney's Economy

E1 To ensure adequate land supply for economic activity, investment and jobs in the right locations.
E1.1 Reflect new subregional employment capacity targets in Subregional Strategies and Local
Environmental Plans.

E1.2 Establish an Employment Lands Task Force to promote and ensure the orderly development of
Employment Lands.
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The comments made in the economic review of the Planning Proposal by Hill PDA in relation
to employment are supported. Refer to further discussion below regarding the Employment
Lands Development Program (ELDP) and Draft Inner North subregional strategy.

Tackling Climate Change & Protecting Sydney’s Natural Environment

G3 To integrate erwvironmental targets into land use planning

G3.1 integrate environmental targets info infrastructure and land use planning
G3.2 Develop and adopt Sustainability Guidelines to guide major project
Assessment.

Comment

The Plan encourages the integration of sustainable targets into the land use planning and the
design of major developments. Sustainable goals and objectives have been key elements in
the master planning of the redevelopment of the former ABC site as well as the assessment
of the approved development, DA2008/42. These are in terms of facilities to support
alternative modes of transport, co-generation of energy and water reuse, which will not
change as a result of the Planning Proposal.

o Employment Lands Development Program (ELDP) 2010- Report 5- Inner North
Subregion (May 2011)

The Metropolitan Plan for Sydney 2036 refers to the ELDP which is the State Government's
program for managing supply of Employment Lands. . According to the Department of
Planning, Employment Lands are defined as those zoned for industrial or similar purposes
and generally include “lower density employment areas containing concentrations of
businesses involved in: manufacturing; transforming and warehousing of goods; service and
repair trades and industries; integrated enterprises with a mix of administration, production,
warehousing, research and development; and urban services and utilities.”

According to the ELDP report, Artarmon supports a job density rate of 148 and East
Chatswood, 145 jobs per hectare compared with the Sydney region of 43 jobs per hectare. In
the Inner North Subregion, Willoughby LGA has the highest number of people working in
Employment Lands (14,000) jobs. This accounts for approximately 23 percent of the LGA’s
workforce and illustrates the importance of employment lands for job creation within the LGA
and wider subregion.

The planning proposal is consistent with the ELDP report which states:

“No potential future Employment Lands have been identified for the Inner North Subregion.
Consequently, additional space for Empioyment Lands in the inner North subregion would
come in the form of land regeneration. Development of a new office/industrial project at
Gore Hill Technology Park is an example of this.

As discussed throughout this report there is potential for the planning proposal to generate
increased employment opportunities both in the Artarmon industrial area, St Leonards
(Specialist Centre ) and Chatswood (Major Centre).

e Draft Inner North Subregional Strategy

The draft Inner North Sub Regional Strategy provides the framework to implement the
Metropolitan Plan for Sydney 2036. It cites a target of 16,000 jobs for Willougby by 2031.
The draft Strategy identifies Artarmon as one of 7 Employment Lands within the Inner North
Subregion as being of strategic importance to be retained for industrial purposes. It states
that in order to accommodate future demand there may be some intensification of
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Employment Lands in select precincts. However, this must not undermine the integrity of
Employment Lands in servicing the local and broader needs of Sydney or threaten the
strength and role of centres, particularly the Strategic Centres.

Specific Actions of the draft Inner North Subregional Strategy that relate to the Planning
Proposal include:

A1.8 Establish a framework for the Development of Business Parks

The subject site meets the criteria for new business parks as identified in the draft Inner
North Subregional strategy in that it is located on an existing major public transport route
having access to a site bus providing transport to St Leonards railway station; it can support
the existing Chatswood and St Leonards centres (provided the site is developed for large
scale offices as discussed in this report); it can achieve high quality design outcomes; reduce
environmental impacts and build on existing concentrations and clusters of knowledge-
based activities, such as universities and hospitals.

A1.9 Willoughby Council and the Department of Planning to implement its review of planning
controls for the Artarmon Industrial area to enable higher intensity employment uses in areas
with good public transport access

A2.1The Department of State and Regional Development will parficipate in programs to
better understand the drivers of and opportunities for business clustering.

The Planning Proposal is consistent with the statement in the Inner North Sub Regional
Strategy that “the development of Gore Hill technology Park support the development of high
tech clusters within the subregion” and the aims A1.9 and A2.1.

Is the planning proposal consistent with the local council’'s Community Strategic Plan or other
local Strategic Plan?

The Willoughby City Strategy 2012 -2025 includes six strategic directions for Willoughby.
They are Community and Cultural Life; Natural Environment; Homes; Transport, Mobility and
Infrastructure; Economic Activity and Civic Leadership. Each strategic direction includes
goals and related outcomes.

The main strategies in the City Strategy to which the Planning Proposal relates can be
summarised as:

5.1.1 Prosperous business and industry precincts that attract customers and support jobs
5.1.5 Local empioyment that meets the needs of the changing economy and environment
5.1.6 Local business and industry implement sustainability practices

5.1.7 Integrity of local industrial areas is maintained

The Planning Proposal has been assessed in relation to the above themes. Although it
requests the addition of office premises land use on two sites in the industrial area as
outlined in this report, large scale campus style office sites (over 1,200sgm) are not available
elsewhere in the two CBDs and have the potential to increase the viability of the industrial
area. This will occur by locating the types of office uses that support high technology such
as research and could reinforce or supporting the medical and education related activities in
the adjacent area. As argued in the economic report by Hill PDA the types of office users
that could be attracted to the site could be large organisations such as telecommunications
companies which would be unlikely to find appropriately sized space in Chatswood or St
Leonards and therefore would be unlikely to compete with those existing centres.
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Is the planning proposal consistent with applicable state environmental planning policies?

SEPP 55- Land Remediation would be considered with the assessment of a detailed
development application. Site remediation is required consistent with earlier development
consents.

Is the planning proposal consistent with applicable Ministerial Directions (s 117 Directions)

Direction 1.1 Business and Industrial Zones

Direction 1.1 is most relevant to the Planning Proposal and is copied in full for Council’s
consideration.

Objectives
(1)  The objectives of this direction are to:
(a) encourage employment growth in suitable locations,
(b) protect employment land in business and industrial zones, and
(c) support the viability of identified strategic centres.
Where this direction applies:
(2)  This direction applies to all relevant planning authorities.
When this direction applies
(3)  This direction applies when a relevant planning authority prepares a planning proposal
that will affect land within an existing or proposed business or industrial zone (including
the alteration of any existing business or industrial zone boundary).

What a relevant planning authority must do if this direction applies

(4) A planning proposal must:

(a) give effect to the objectives of this direction,

(b) retain the areas and locations of existing business and industrial zones,

(c) not reduce the total potential floor space area for employment uses and
related public services in business zones,

(d) hot reduce the total potential floor space area for inclustrial uses in industrial
zones, and

(e) ensure that proposed new employment areas are in accordance with a
strategy that is approved by the Director General of the Department of
Planning.

Consistency

(5) A Planning Proposal may be inconsistent with the terms of this direction only if the
relevant planning authority can satisfy the Director- General of the Department of
Planning (or an officer of the Department nominated by the Director-General) that the
provisions of the planning proposal that are inconsistent are:

a) Justified by a strategy which:
i) gives consideration to the objective of this direction, and
ii) idlentifies the land which is the subject of the planning proposal ( if the
planning proposal relates to a particular site or sites), and
fiii) is approved by the Director General of the Department of Planning, or
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b) Justified by a study (prepared in support of the planning proposal) which gives
consideration to the objective of this direction, or

c) in accordance with the relevant Regional strategy or Sub-Regional strategy
prepared by the Department of Planning which gives consideration to the
objective of this direction, or

d) of minor significance.
The Planning Proposal has not directly discussed the above Section 117 Direction however
the economic study prepared by Knight Frank and supported by the Hill PDA review justifies
the proposal’s inconsistencies, as required by the Section 117 Direction as discussed in this

report.

Direction 3.4 Integrating Land Use and Transport

As discussed under the relevant objectives of the Metropolitan Plan for Sydney 2036, the
redevelopment of the former ABC site was master planned with a Deed of Agreement to
secure an acceptable level of transport support with the provision of a shuttle bus service to
connect to St Leonards Station, and additional cycle ways and pedestrian links.

Direction 7.1 Implementation of the Metropolitan Plan for Sydney

The objective of this direction is to give legal effect to the vision, transport and land use
strategy, policies, outcomes and actions contained in the Metropolitan Plan for Sydney 2036.

The Planning Proposal is consistent with the Metropolitan Plan for Sydney as discussed
elsewhere in this report particularly Strategic Direction B “Growing and Renewing Centres”
and Direction E “Sydney’s Growing Economy. “

SECTION C - ENVIRONMENTAL, SOCIAL AND ECONOMIC IMPACT

Is there any likelihood that critical habitat or threatened species, populations or ecological
communities, or their habitats, will be adversely affected as a result of the proposal?

The subject site is existing industrial land. The planning proposal does nhot apply to land nor
is it in the vicinity of land that has been identified as containing critical habitats or threatened
species, populations or ecological communities, or their habitats.

Are there any other likely environmental effects as a result of the planning proposal and how
are they proposed to be managed?

As advised above, compliance with SEPP 35- Land Remediation is required for the site
under an existing development consent.

How has the planning proposal adequately addressed any social and economic effects?

The potential economic and social benefits of the Planning Proposal are discussed
throughout this report.
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SECTION D - STATE AND COMMONWEALTH INTERESTS

Is there adequate public infrastructure for the Planning Proposal?

The subject site is located within an established industrial area serviced by existing utilities
infrastructure.  Future infrastructure needs were examined when the site was originally
rezoned from its previous use by the ABC to 4(c) Business Park under WLEP 1995.

Road and intersection upgrades have been undertaken as a consequence of approved
development applications for the site.

Community Consultation

Should Council support the Planning Proposal for public exhibition, it will proceed to the
Department of Planning and Infrastructure “Gateway” process to seek endorsement for the
proposal to be placed on public exhibition. Public exhibition will be in accordance with the
Department of Planning and Infrastructure’s Gateway Determination requirements. This
would involve appropriate notification and receipt of submissions on the Planning Proposal
and proposed amendments to draft WLEP 2012 from relevant state agencies and the
general community.

As discussed in this report, the exhibition of the Planning Proposal would be accompanied by
exhibition of the proposed revision to the existing VPA for the site between Council and
Lindsay Bennelong Developments and the proposed content of a possible new VPA for the
construction, use of and payment for the car parking on lot 6 to service the sports facility on
lot 3.

Conclusion

Following the review of the Planning Proposal and concept plan, and several meetings with
the proponent to refine the proposal the summary of the changes proposed for the Gore Hill
Park site are as follows:

a) Qutcome Proposed

On lot 6

. A campus style large floor plate development with three buildings (each facing a
street frontage) on which office premises will be permissible.

. The Floor space will increase by 5,795sqm from 37,050sqm to 42,845 sqm.

. There will be a small height increase required on the eastern boundary with
Broadcast Way.

. There will be no additional car parking spaces for the additional floor space on lot 6.

. There is a proposal for an additional 224 top level basement car park for Council to

utilise for the nearby sport and recreation facility on lot 3. Joint use of the car park
facility is proposed with the extra car parking spaces to be utilised by lot 6 activities
and tenants during weekday normal business hours when the sports facility is not
operating at its peak.

The number of 224 additional car parking spaces proposed is still to be justified and agreed
as will the traffic impacts of their use during weekdays by the lot 6 land uses.

On lot 3
. An increase in the size and capacity of the Sports and Recreation facility to be

constructed by Lindsay Bennelong Developments and dedicated to Council. The
facility to include 11 netball courts, 1 roof top multipurpose soccer court, a community
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centre,155 car parking spaces in two basement levels and a
cogeneration/trigeneration plant.

. Additional 224 car parking spaces required for the anticipated full capacity use of the
courts at weekends to be located on lot 6 in a joint use arrangement.

On lot 5
Permit office premises in the existing building on the site.

b) Draft WLEP 2012 Amendments Required

Lot 6

. rezone to B7 Business Park

. Add “car park” as a permissible use in Schedule 1

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

. Height increase to RL 131 for the whole site- 9 metre movement to the east of the
height boundary on the Height of Buildings Map.

. Include a new local clause in Part 6 of WLEP 2012 relating to the minimum size of

floorplates for use as office premises as follows:

(1) This clause applies to Lots 5 and 6 of 219-247 Pacific Highway, 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 sofely occupy a single floor plate of 1,200s¢gm
as a minimum;
b. The applicant has demonstrated that owing to special building or floor plate

requirements suitable land or premises is not avaifable for development or
occupation within any nearby business centre including Chatswood and St
Leonards CBDs; and

c. The development would not detrimentally affect the viability of the Chatswood
or St Leonards 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 site.
Lot 3

Increase height on lot 3to RL 131
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.

() Voluntary Planning Agreements (VPA)

0] Amendment required to the existing VPA between Council and Lindsay
Bennelong Developments for changes to the Sport and Recreation facility and
site bus.
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(ii) New draft VPA required between Council and Lindsay Bennelong
Developments for construction, payment and hours of use of any additional
car parking spaces (number yet to be determined) to be provided on lot 6 to
cater for the sport and recreation facility patrons on lot 3. (Whether from
existing approved 460 spaces or the proposed additional level with 224
spaces)

(d) Outstanding issues to be Resolved Prior to Suppott for Exhibition of the Planning
Proposal

) Clarification of the additional number of car spaces required for the sports
facility and whether these can be shared existing approved spaces on site or
additional provision.

i) Additional traffic analysis required to be undertaken by the proponent and to
be assessed by Council transport officers and the RMS on the traffic impact of
any additional number car parking spaces to be provided on lot 6 and the
additional 76 space basement level car park on lot 3.

iii) Height limits to be increased on lots 6 and 3 following consultation with
Broadcast Australia.

It is recommended that for the Gore Hill Technology Park site at 219-247 Pacific Highway,
Artarmon, Council give in principle support to the proposed amendments to draft WLEP
2012, the amendment of the existing VPA for the site and the development of a new VPA
between Lindsay Bennelong Developments and Council for shared car parking, subject to
the satisfactory resolution of the outstanding planning issues of height and traffic and parking
for lots 3 and 6 on the site.

The matter will be reported to Council in early 2013 with advice on the outstanding planning
issues, and the final proposal to be supported for referral to the Department of Planning and
Infrastructure for public exhibition. The report will also include advice on the proposed
content for the two VPAs to be exhibited with the planning proposal as discussed in this
report.

OFFICER'S RECOMMENDATION

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 this
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;
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(i) 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;

(iii)  the proposed content of the two Voluntary Planning Agreements to be
exhibited with the Planning Proposal as discussed in this report.
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ATTACHMENT 1

Extract from Draft WLEP 2012 Zoning Map

Subject Site

Educational
Establishment
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EXTRACT FROM DRAFT WILLOUGHBY LOCAL ENVIRONMENTAL PLAN 2012

Zone IN2 Light Industrial

1 Objectives of zone

* To provide a wide range of light industrial, warehouse and related land uses.

» To encourage employment opportunities and to support the viability of centres.

* To minimise any adverse effect of industry on other land uses.

» To enable other land uses that provide facilities or services to meet the day to day needs of
workers in the area.

» To support and protect industrial land for industrial uses.

» To identify and preserve industrial lands to meet the current and future light industrial needs of
Willoughby City and the wider region.

* To accommodate industrial development that provides employment and a range of goods and
services without adversely affecting the amenity, health or safety of nearby residents in adjacent
areas.

» To protect the viability of business zones in the City of Willoughby by enabling development for
the purposes of offices only where they are used in conjunction with industrial, manufacturing,
warehousing or other permitted uses on the same land.

» To improve the environmental quality of the City of Willoughby by ensuring that land uses
conform to land, air and water quality pollution standards, environmental and hazard reduction
guidelines.

+ To accommodate uses that because of demonstrated special building or site requirements or
operational characteristics, cannot be or are inappropriate to be located in other zones.

2 Permitted without consent
Nil
3 Permitted with consent

Building identification signs; Business identification signs; Depots; Industrial training facilities; Light
industries; Neighbourhood shops; Pubs; Roads; Timber yards; Vehicle sales or hire premises;
Warehouse or distribution centres; Any other development not specified in item 2 or 4.

4 Prohibited

Agriculture; Air transport facilities; Airstrips; Amusement centres; Animal boarding or training
establishments; Biosolids treatment facilities; Boat building and repair facilities; Boat launching
ramps; Boat sheds; Camping grounds; Car parks; Caravan parks; Cemeteries; Charter and tourism
boating facilities; Commercial premises; Correctional centres; Crematoria; Educational
establishments; Entertainment facilities; Environmental facilities; Exhibition homes; Exhibition
villages; Extractive industries; Farm buildings; Forestry; Freight transport facilities; Function
centres; Health services facilities; Heavy industrial storage establishments; Helipads; Highway
service centres; Home occupations (sex services); Industrial retail outlets; Industries; Information
and education facilities; Marinas; Mortuaries; Open cut mining; Passenger transport facilities; Port
facilities; Recreation facilities (major); Registered clubs; Research stations; Residential
accommodation; Restricted premises; Rural industries; Sewage treatment plants; Signage; Tourist
and visitor accommodation; Transport depots; Truck depots; Water recycling facilities; Water
supply systems; Wharf or boating facilities; Wholesale supplies.
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Zone B7 Business Park

1 Objectives of zone

* To provide a range of office and light industrial uses.

* To encourage employment opportunities.

» To enable other land uses that provide facilities or services to meet the day to day needs of
workers in the area.

* To ensure that the access needs and traffic generated by uses does not interfere with the safety
and efficiency of the road network.

2 Permitted without consent
Nil
3 Permitted with consent

Building identification signs; Business identification signs; Child Care Centres; Hotel and motel
accommodation; Light industries; Neighbourhood shops; Office premises; Passenger transport
facilities; Respite day care centres; Roads; Take away food and drink premises; Vehicle sales or
hire premises; Warehouse or distribution centres; Any other development not specified in item 2 or
4.

4 Prohibited

Agriculture; Air transport facilities; Airstrips; Amusement centres; Animal boarding or training
establishments; Biosoilds treatment facilities; Boat building and repair facilities; Boat launching
ramps; Boat sheds; Camping grounds; Car parks; Caravan parks; Cemeteries; Charter and tourism
boating facilities; Correctional centres; Crematoria; Depots; Eco-tourist facilities; Electricity
generating works; Entertainment facilities; Environmental facilities; Exhibition homes; Exhibition
villages; Extractive industries; Farm buildings; Forestry; Freight transport facilities; Function
centres; Heavy industrial storage establishments; Helipads; Highway service centres; Home
occupations (sex services); Industrial retail outlets; Industries; Marinas; Mooring pens; Mortuaries;
Open cut mining; Port facilities; Recreation facilities (major); Registered clubs; Research stations;
Residential accommodation; Resource recovery facilities; Restricted premises; Retail premises;
Rural industries; Sewage treatment plants; Sex service premises; Signage; Tourist and visitor
accommodation; Transport depots; Truck depots; Vehicle body repair workshops; Veterinary
hospitals; Waste disposal facilities; Water recycling facilities; Water supply systems; Wharf or
boating facilities; VWholesale supplies.
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AHochmaent 2

lindsay bennelong developments pty limited

i ABN 66 002133 931
: 21 Solent Circuit Baulkham Hills NSW 2153
PO Box 7105, Baulkham Hills BC NSW 2153
/ T:+61 2 8850 9900 F: +61 29841 0300

17 December 2013

Willoughhy City Council
31 Victor Street
Chatswood NSW 2067

Attention: Mr Nick Tobin
General Manager

Dear Nick,

Gore Hill Technology Business Park
Amended Planning Proposal (Revision 1)

In August 2012 Lindsay Bennelong Developments (LBD) submitted a request to prepare a planning
proposal to amend the Willoughby Local Environmental Plan. Willoughby City Council (WCC) approved in
principle the praposal, subject to follow-up report addressing issues regarding height, parking & traffic.
Subsequently at around April 2013 LBD presented to WCC an opportunity to introduce a second Data
Centre to Gore Hill. This has resulted in many meetings between WCC and LBD regarding the
opportunity at Gore Hill to provide a second data centre on lot 3 and relocate the Sports Centre to lot 6,
Please find attached copy of the revised plans showing the proposed new layouts.

LBD now submits this amended request that Willoughby LEP 2012 be amended via a Planning Proposal in
the following manner;

e  Thatlot 5 and lot 6 be zoned B7

That 45,520m? be permitted on lot &

That 6,300m? be permitted on lot 3

That the height limit on lot & be raised to RL136.0
That the height limit on lot 3 be raised to RL120.0

The following table compares the main issues relating to the Current Approval, the Original Planning
Proposal Request and this Amended Planning Proposal.

Original Amended
L e Planning Planning
Description ArBravel Proposal Proposal Comments
PP Request dated Request dated
August 2012 November 2013
P -
Area lot 3 3,840m? 3,840m* 3,840m: | Fart of community
subdivision
f it
Area lot 6 12,510m? 12,510m? 12,510m2 | Part of community
subdivision

1|Page
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-
Original Amended
il Clitrent Planning Planning
Description Aoaree] Proposal Proposal Comments
R Request dated | Request dated
August 2012 November 2013
GFA, Lot 3 Nil Nil 6,300m2 | D3ta Centre 2to be
constructed on lot 3
GFA, lot 6 37,050m? 42,845m? 45,520m? | Bxcludes area of Sports
Centre
Change to permit Office
Zone lots 5 & Lot 6 IN2 B7 B7 | Premises on Pacific
Highway frontage
Zone lot 3 IN2 IN2 N2 | N© chenge
FSR lot 3 il Nil 1.64:1 | 3POrts Centre GFA
previously excluded
Increased GFA to offset
FSRlot 6 2.96:1 3.42:1 3.64:1 | increased Sports Centre
cost
Change due to GFA
FSR lot 5 3.5:1 3.43:1 3.43;1 | fEmeasure i
accordance with
WLEP2012
2 2 2
Site Coverage lot 3 2’%?’88_;; 2;.,3162;26 25'31791:'226 Smaller footprint
8,032m? 7,625m? 7,4 E
Site Coverage Iot 6 64.2”% 60.;_236 59[.15;% Smaller foctprint
1,181m? 1,020m* a2em? || o asementcar
Deep soil planting lot 3 ‘30.76% ’26.56% 21.51% parking. Car parking on
) grade
Reduction caused by
2 686m? 2 334m? 5 065 m? combination of larger
Deep soil planting lot 6 21.47% 18.66% 16.51% Plaza area and
increased water
retention tank on lot 6.
*Sports Centre car
Car parking lot 3 *79 *155 21 | parking
#excludes car storage
Car parking lot 6 #466 #460 #548 | and visitor parking.
Car spaces adjusted to
reflect reduced number
. . of courts. Car parking
Car parking associated Lot3-155 . .
with Sports Centre Lot3-79 Lot 6 - 300 Lot 6 - 177 | associated with Sports

Centre is not included
with overall site
statistics.
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e

Description

Current
Approval

Original
Planning
Proposal
Request dated
August 2012

Amended
Planning
Proposol

Request dated
November 2013

Comments

GFA associated with
Sports Centre

GFA associated with
Sports Centre is not
included with overall
site statistics

Location of Sports
Centre

Lot 3

Lot 3

Lot €

Maoved to lot 6 to allow
data centre 2 to be
located on lot 3, Data
Centre owners do not
want highway
eXposure.

Max height for Sports
Centre

RL 118.0

RL118.0

Part RL131. &
part RL 122.0

Request to increase
height over lot 6 to

RL 131.0 to allow sports
centre to comply with
WCC court height
requirements.

Number multipurpose
courts

11

Number of courts
reduced due to
increase in floor to floor
height

Futsal Soccer
incorporating
multipurpose courts,

1{partof3
courts above)

1 {partof3
courts above)

"1 (partof 2
courts above)

“Futsal courts are open
air. Could be enclosed if
height restrictions
increased to RL145.0

Height increased to

Cost - excl GST

10. |
Floor to floor height 6.8 metres 8 metres g ierzell accommodate a more
courts | .
diverse range of sports
Games rooms, store
raooms, reception, & Yes Yes Yes | No change
administration
Ladies & Men's
TSI Yes Yes Yes | No change
Rooms
A Based on costing by
Construction Cost $11,204,267 $21,366,040 524,811,052 EDC
ABased on independent
L B
Land Value 747,700,000 77,700,000 |  An$5,000,000 | VBlU3tioN. MEstimate
subject to independent
valuation
Total Devel t
N - At $18,904,267 $29,066,040 $29,811,052 | Total excl GST
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The proposed Sports Centre that was submitted with the current Planning Proposal was a stand alone
facility on lot 3 comprising 11 multipurpose courts and 1 open air Futsal court. This scheme has been
reviewed by council officers and the proposed Sports Centre facility on Lot 6 has responded to the
comments and feedback resulting from the review. The most significant change as a result of the review
was the increase in the floor to floor height of the multipurpose courts together with a decrease in the
number of courts provided. The construction cost is from our building contractor FDC. The land value is
an estimate and subject to confirmation by the valuer.

The relocation of the Sports Centre to lot 6 means the total GFA for the site is difficult to achieve due to
the height restrictions currently applying to lot 6 and lot 3. The change to the height plane was part of
the original planning proposal and we would look to council to support a relaxation of the height
restriction by allowing the height limit across the entire lot 6 to be increased to RL136.0. Should WCC
require all of the top courts to be fully enclosed and be within the amended height limit, the height
plane should he increased to RL145.0. The additional cost to enclose the roof top courts has not been
included as part of this submission. An increase in the height plane for Iot 3 to RL120.0 will allow the iift
overrun to be accommodated whilst at the same time keeping the building above natural ground level.

The latest design has included nearly 7,000m? of GFA below the plaza level as workshop and technical
space, this has greatly assisted in achieving additional GFA.

The introduction of a second Data Centre to lot 3 also assists in achieving additional GFA for the site. This
additional development is essential to provide the required funding for the upgraded Sports Centre.

Lot 3 is presently zoned IN2 and due to its size is suitable for development of 1.5:1. The present
requirement is 1.64:1. We believe this additional development should be supported by Council. Data
Centres, unlike mainstream buildings do not have great demand on the existing infrastructure. There will
be less than 20 staff working permanently in the building. The only building service that is in excessive
demand is power and this is paid for by the develeper as part of a direct agreement with Ausgrid. It is
also relevant to note the Data Centre on lot 4 is underdeveloped. The combined FSR of lots 3 & 4 would
in total be less than 1.50:1.

WCC has indicated that due to lack of interest in the current proposed Cogen plant for the site that this
could be omitted and substituted with some "green" initiatives to be incorporated into the Sports
Centre. To date our architect has shown adjustable louvers, energy efficient lighting, sclar hot water
heating, recycled water for toilets and landscape irrigation, natural ventilation, and translucent wall
sheeting, all these items together have the potential to reduce operating costs and carbon footprint.

With the reduction in the number of courts the car parking for the Sports Centre has been reduced to
one level of 177 cars. The present design has this car park separated from the tenant car park and wili
be available for management by the Sports Centre for their exclusive use.

The new proposed Sports Centre has a number of advantages such as;
®  Providing genuine multipurpose courts to satisfy a large number of sports for the community
Provision of improved spectator galleries
Located in a central position on site with better access for the community
Improved connection to the central park and shopping plaza

Direct link between car parking and Sports Centre providing safer access and efficient car park
management
® Incorporating sustainable initiatives
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A new Planning Agreement is presently being prepared by our lawyers to cover the provision of the
Sports Centre on lot 6. This has been reviewed by council officers and is currently being amended.
Lindsay Bennelong will forward this to you as soon as we receive it from our lawyers. We would expect
that the Planning Agreement once agreed between the parties, would continue to take the place of
section 94 contributions. The amended VPA should not delay the Planning Proposal application to the
department for a gateway determination.

Gore Hill Business Park is providing extensive community infrastructure including Sports and Community
Facilities, Bicycle Paths and associated facilities, Traffic management improvements, Public Transport by
way of continuous free shuttle bus for 12 hours per day on every business day, and substantial heritage
installations.

Council's present position is secured by a call option over lot 3, valued at $7.7million. LBD propose that
Willoughby City Council retain their option until such time as lot 3 is sold to a Data Centre purchaser. At
this time, in return for the surrender of the call option over lot 3, LBD will provide a call option overa
sub-divided part of Iot 6. The value of the sub-divided part of lot 6 will be in the order of $20million. It is
proposed that once the podium is construction the call option will be substituted with a stratum to
council for the Sports Centre car parking component, together with an approved security bond to make
up any shortfall in value for the balance of the Sports Centre. The total value of security held will be pro
rata on the GFA of completed lots against the total approved GFA of the Gore Hill development site. In
the case of unencumbered land sale of a community lot the total approved GFA, that was approved for
that lot, would be taken Into account in the calculation of security bond.

We trust you will not hesitate to contact our office should there be any matters you wish to discuss in

relation to this project.

Yours sincerely
Lindsay Bennelong Developments

s

lohn Humphreys
Senior Development Manager

attach Amended Planning Proposal Plans prepared by Leffler Simes Architects
Shadow diagrams prepared by Leffler Simes Architects
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GORE HILL TECHNOLOGY BUSINESS PARK Date: 17/12/2013
FSR & SITE COVERAGE SCHEDULE

Current Approval - WLEP 1995

FA-A i D i
Lot No. |Lotarea® S pproved FSR Ratio pite % eEp,SOII %
Develocpment Coverage Planting
1 8,458 m” - - - - | 3,307m? 33.10%
2 10,630 m? 20,138 m? 1.89:1| 7,314m? 68.81% 2,438 m? 22.94%
3 3,840 m? - 0.00:1| 2638m? 68.70%| 1,181 m? 30.76%
4 6,692 m? 8,376 m? 1.25:1| 3,268 m? 48.83% 1,350 m? 20.17%
5 4,212 m? 14,726 m? 3.50:1| 2,683 m? 63.70% 584 m? 13.87%
6 12,510 m? 37,050 m? 2.96:1| 8,032m* 64.20% 2,686 m* 21.47%
Total Site | 46,342 m? 20,290 m? 1.732:1| 23,935 m? 51.65%| 11,546 m? 24.91%
Current Approval + Planning Proposal - WLEP 2012
GFA - A d I D Sail
Lot No. |Lotarea' PPIOVEL kSR Ratio Bl % NS %
Development Coverage Planting
1 8,458 m? - - - - 3,307m? 39.10%
2 10,630 m? 18,180 m? 1.71:1] 7,314 m? 68.81%| 2,438 m? 22.94%
3 3,840 m? - 0.00:1] 2,361m* 61.48%| 1,020 m? 26.56%
4 6,692 m? 7,562 m? 1.13:1) 3,268 m?| 48.83%| 1,350m? 20.17%
5 4,212 m? 14,466 m? 3.43:1| 2,683 m* 63.70% 584 m? 13.87%
6 12,510 m* 42,845 m? 342:1| 7,625 m? 60.95% 2,334m? 18.66%
Total Site | 46,342 m? 83,053 m? 1.79:1| 23,251 m? 50.17%| 11,033 m? 23.81%
Current Approval + Amended Planning Proposal + Data Centre 2 - WLEP 2012
GFA - A d Site D Soil
Lot No. |Lotarea PPIOved lecp Ratio | % e %
Development Coverage Planting
1 8,458 m* - - - - | 3307m? 39.10%
2 10,630 m* 18,180 m? 1.71:1) 7,314 m? 68.81% 2,438 m? 22.94%
3 3,840 m? 6,300 m? 1.64:1| 2,195m? 57.16% 826 m? 21.51%
4 6,692 m? 7,562 m? 1.13:1| 3,268 m? 48.83%| 1,350 m? 20.17%
5 4,212 m? 14,466 m* 343:1| 2,683m? 63.70% 584 m? 13.87%
6 12,510 m? 45,520 m? 3.64:1| 7,405 m? 59.19%| 2,065 m? 16.51%
Total Site | 46,342 m? 92,028 m? 1.99:1| 22,865 m’|  49.34%| 10,570 m? 22.81%
Notes:-
1. Original site area was 46,878.7m? which resulted in an approved FSR of 1.77:1
2. Area yielded for road widening was 536.7m?, this reduced the site area and increased FSR
3. Lots 3 and 6 are the cnly lots that changed for the planning proposal
4. Reference to GFA is to the definition in Willoughby LEP
J\A, PROJECTS CURRENT\Gore Hill - 1002 - 01\12 - Specifications & Schedules\01 General\Planning Proposal\131217 - Lot analysis Site Cales
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Attachment 4

PROPOSED RL HEIGHTS RECOMMENDED IN
COUNCIL REPORT DATED 24/02/2014
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