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Illustration of future Pacific Highway East
Ground floor setbacks allow for broad planting and
footpaths with showrooms behind, building this over
time into an attractive route.
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1 Introduction
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1.1

Introduction and purpose of this report
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Architectus has been engaged by Willoughby City Council to prepare this
Planning and Urban Design Study of the Chatswood CBD, supported by
transport and traffic advice from Arup and economic advice from BISShrapnel.
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This report is an Overview Report describing the key issues for the centre.
It is a shortened version of the wider strategy which provides further detail
on a range of issues.
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The purpose of the strategy is to establish a strong framework to guide all
future private and public development in the Centre over the next 20 years
and to achieve exceptional design and a distinctive, resilient and vibrant
centre for Chatswood.
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––Architectural principles to distinguish Chatswood as a centre that
expects exceptional urban design, pedestrian linkages and public
domain, embracing key elements of local character and heritage.
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––Exploring city form and scale aimed at accommodating future growth
and change.
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––Maintaining a compact, walkable and economically buoyant Centre.

CHATSWOOD
STATION
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––Achieving a sustainable balance between commercial, retail, residential,
education, cultural and other uses in the Centre to ensure on-going
vibrancy.

4

16

––Develops and recommends a planning framework that Council can
implement to ensure Chatswood sustainably grows as a competitive
strategic centre of Sydney.

––World best practice in the planning and design of cities.
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––Identifies the opportunities and constraints that are impacting on
development in the Chatswood CBD.
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––Reviews the current planning framework (statutory and non statutory)
that controls the development of the Chatswood CBD.

In response to Council’s brief, the study is designed to provide
recommendations that are based on:
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Figure 1.1.1 The existing Chatswood CBD
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Process
The process for this study and its adoption is described in the diagram
adjacent.
As part of the process of this project, Architectus has met with
representatives of a number of significant sites within the centre to
understand their current plans and objectives for the centre.

Development of draft report
The development of this report has been based on:
- Council’s brief
- Analysis of the centre
- Background reports and input
- Meetings with key landowners
This report has been led by Architectus however also contains further
input from:
- Arup (traffic/transport)
- BIS-Shrapnel (specialist economic advice)
Further development and refinement based including feedback from:
- Council steering group
- Councillor workshop

Public exhibition of draft document
Extrapolating from the views assessed to describe the proposal's impact
across all potential locations.

WE ARE HERE

Adoption of recommendations
Including potential drafting of new LEP and DCP controls for Chatswood
CBD

Chatswood CBD | Planning and Urban Design Strategy | Overview Report
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1.2

The Draft Strategy

The strategy includes the following sections which are summarised
adjacent:
––Vision.
––Concepts.
––Testing.

6. Urban design quality - Ensuring a high quality and cohesive
environment will provide an attractive centre for all. A clear and
implementable vision will help to shape the centre for its future needs.
7. Greening the centre - Chatswood is the focal centre of the leafy North
Shore and this should be reflected through both the streetscape and
new development.

Concepts
In addressing the brief, concepts and principles have been developed to
address the following key issues:
––Principles for the development of controls, including:
––Framework for built form controls.

––Recommendations.

Growth projections

The key component of the vision is further described in Chapter 2 of this
document and the recommendations are included in Chapter 3.

Based on statistics from the Department of Planning and Environment, the
Bureau of Transport Statistics and BIS-Shrapnel work produced alongside
this study, the following 30-year growth figures have been used as a basis
for understanding likely growth of Chatswood and proposed controls have
been developed to accommodate this growth into the future:

––Transition to heritage items from centres.

––501,750sqm residential Gross Floor Area.

––Site isolation.

––297,500sqm office Gross Floor Area

––Human scale and fine grain.

––136,200sqm other commercial Gross Floor Area.

––Design excellence.

While not used as a target for growth, these figures have been used to
understand potential future demand. The recommendations presented in
this Strategy demonstrate how this level of growth can be planned for the
future.

––Building sustainability.

Vision
Chatswood centre will be confident, fine grain and green. It will be a
diverse, vibrant, active and accessible place, with attractive places to live,
work and play. This strategy has developed the following principles to
develop this future:
1. Promoting office growth - The office market in Chatswood will continue
to improve and it is vital that the centre accommodates this. A key
focus for this will be new office growth along Albert Avenue.
2. Residential growth in the right locations - Chatswood is an accessible
urban centre, however residential use will need to focus outside of the
Commercial Core.
3. Ensuring the right mix of uses - Retail, medical, community and other
uses will also need to be provided in Chatswood. Future use clusters
for education (around existing schools), arts and culture (around the
concourse) and recreation (around Chatswood Oval and other Council
properties) have been identified.
4. Providing great public places - Key new spaces and links as well
as improvements to existing will provide a variety of high quality,
interesting spaces for Chatswood into the future.

––Sun access to key public places.

––Slender towers and workable floorplates.
––Tower separation.

––Value sharing.
––Traffic and transport issues.
––City-wide spatial concepts including planning for the growth of office,
residential, retail and community uses.
––Local concepts including streetscape, public domain and key building
typologies for a range of key locations across Chatswood CBD.
––Typical street sections.
––Urban approaches to podia and greening.

5. Addressing transport issues - A balanced approach is required to
address future transport needs to ensure sustainable outcomes for
Chatswood.

Chatswood CBD | Planning and Urban Design Strategy | Overview Report

8

DRAFT

ific
Pac
Hw
y
St

Pac
ific
Hw
y
Fu llers

t

St

400m
WEST

––Retaining the Chatswood CBD as the focus of Chatswood.
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excellence process.
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Centre
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scenario testing
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Figure 1.2.1 Areas considered for boundary expansion

Opportunity sites in conservation areas

by Rd

––Tower developments are encouraged to be slim and well separated.

Willough

The scenario testing has been based on a sieving of sites with potential
for significant development and assumed amalgamation patterns. This is
based on lot-by-lot analysis of land use, existing development, heritage
and other restrictions.
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––Capturing the value of ‘uplift’ in development capacity for Council in
order to be able to deliver required improvements to the public realm for
––Scenario 2 - Unconstrained growth - which tests all potential additions to
a major and attractive residential and commercial centre.
the boundary with limited development constraints.
––Scenario 3 - Balanced growth - applies additional protections to
Scenario 2 and tests north and south additions to the boundary.
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Architectus has undertaken built form scenario testing of the Chatswood
CBD under a series of different planning controls:

EAST

t

––Chatswood’s future as an employment centre is protected whilst
allowing capacity for residential growth.

HERITAGE
NORTH

nS
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––Delivery of floorspace which is appropriate to the projected
requirements within the future of Chatswood CBD.

Built form scenarios

––Scenario 1 - Existing controls - based on sites developing to the current
controls, including existing solar access requirements.

RAIL
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And

Architectus has considered the boundary conditions of the Chatswood
CBD. This work has included consideration of Chatswood’s existing
structure, barriers to growth and a comparison of the Chatswood CBD
to other comparable centres. The preferred boundary options have then
been tested through the built form scenarios.
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Recommended controls have been developed in order to achieve the
objectives of the Chatswood CBD. Key features of these controls in order
to achieve the objectives of this study are:
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Constrained sites
Open Space

Where building forms are not restricted by controls in some scenarios,
they have been limited by external factors such as building height
restrictions relating to airspace requirements.
The built form scenario testing of each scenario provides consideration of
built form outcomes, views, solar access and floorspace outcomes.
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The outcome of the scenario testing has led to a preferred scenario of
Scenario 3 - Balanced growth. The image adjacent provide an overview
of potential development outcomes under the preferred scenario.
The scenario testing provided has been used as a basis to inform the
recommended controls for Chatswood.
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Illustration of future Albert Avenue
Active retail frontages, a landscape setback to
the south and new office and retail development
will transform this road over time into an attractive,
pedestrian friendly and green spine
Chatswood CBD | Planning and Urban Design Strategy | Overview Report
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1.3

Strengths, Weaknesses, Opportunities and Threats

A SWOT analysis has been undertaken and has identified the following
issues in Chatswood CBD:
Strengths
––Compact centre with a diverse mix of uses including residential, retail,
office and other uses (community/cultural, health/medical, hotel,
professional services, etc.).
––Highly successful retail focus (with low vacancy and high rents).

Threats
––Existing controls do not have the capacity to sustain Chatswood’s role.
––Current trend of residential in office precinct has the potential to erode
the centre from being a true mixed centre.
––Competition with other centres nearby (including St Leonards/Crows
Nest, Macquarie Park and North Sydney).

––High pedestrian activity and footfall, particularly through the core from
the railway station to Chatswood Chase.

––Vehicular network issues if not planned for future may reduce the
existing accessibility of the centre and also limit the enlarging centre
(as connecting roads such as the Pacific Highway, Albert Avenue and
Archer Street run through the centre).

––Excellent accessibility by public transport, which will be further improved
by the new Sydney Metro (four stations to Martin Place).

––Loss of solar access to public domain.

––Good environmental quality in the main retail core (including Victoria
Avenue Mall, the Concourse and Chatswood Transport Precinct).

Opportunities

––Generally higher levels of safety than other major centres in Sydney.

––Defining new areas to accommodate growth.

––A diverse population.

––Utilise key sites (large sites and Council land) to provide key ‘place
based’ improvements including new spaces and public realm.

––High levels of demand for residential use and premium market.

Chatswood transport interchange

––Utilise high demand to leverage high quality outcomes and Council’s
priorities (including public realm, social infrastructure etc.).
Weaknesses

––Improve cycle links, connections to bushland, etc.

––Lack of confidence in office core caused by a range of factors including:
––Erosion of office core by residential uses.
––Lack of recent investment.
––Market changes and movements of tenants to other centres.
––Poor public realm quality.
––Weaknesses in open space and green open space provision.
––Road transport and parking is becoming a greater issue.

Community event at the Concourse, Chatswood
Chatswood CBD | Planning and Urban Design Strategy | Overview Report
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2 Key issues for
Chatswood

DRAFT

2.1

Promoting office growth and the right mix of uses
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Economic work underpinning this study has strongly underlined the
importance of Chatswood’s office core in ensuring the future success
of the centre. Although economic demand for new office buildings in
Chatswood has been low in recent times, is anticipated that this will
increase in the years to come. Protection of the capacity and capability of
the office core to grow will be fundamental to Chatswood’s future.
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ve
ria A

t

And

4

o
Vict

3

3
Ave
ert

3

3

d
dR

Al b

har
Orc

Primarily outside existing Commercial Core.

St

pS
Hel

Residential potential

3

4

t

2

ver
Mal

y St
lwa
Rai

2

Office potential
Expansion east across railway and along Albert Avenue.
d
rs R
Rd
Fulle
s
r
e
l
l
Fu across Pacific Highway - considered not
Potential expansion west
appropriate for current change.

ve
nA

nS
erso

3

Accommodating growth in accessible centres such as Chatswood is
acknowledged as a sustainable strategy for the future, encouraging
homes close to jobs and minimising the impacts of new growth on
existing roads and infrastructure. However, it is important that commercial
uses do not ‘crowd out’ commercial uses from the centre.
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Sydney is currently one of the fastest growing cities in the developed
world. The NSW Department of Planning priorities for the north subregion
of Sydney indicate the need for 105,350 new homes needed from 20112031, at an average annual growth rate of 1.3%.
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Figure 2.1.1 Tall buildings growth concept - Office and high density residential
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Office growth potential
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Figure 2.2 identifies the sites with potential for office growth and their
likelihood of redeveloping.
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––There are significant sites in eastern Commercial Core (currently the
retail core), including a mix of smaller and larger sites.
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––Some sites in the existing office core may be developable as towers with
smaller minimum site area requirements.
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––There are few sites available for significant office growth under the
existing controls.
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Land use
From the scenario testing undertaken the following preliminary recommendations for land use have been made.
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with a significant setback to taller buildings.
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Sites being within the Commercial Core which currently
permit residential uses may be required to retain
their existing residential capacity in accordance with
relevant state government policy however should not
be upzoned.
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The entire precinct should remain commercial in
use to protect future capacity and ensure no further
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may consider having some flexibility on commercial
zoning to ensure wider priorities for the centre can be
delivered (e.g. for delivery of a bus station expansion
on the 1-5 Railway Street site).
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BIS-Shrapnel has identified the need for approx.
170,000sqm of office growth over 20 years to promote
office growth in Chatswood. BIS-Shrapnel’s high-level
viability testing has shown that even with the protection
proposed here, it may be difficult to achieve this level
of growth through viable development.
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Centre boundary
Open space

Enable better activation of the streets in the existing
office core (west of the railway) and provide more
services for professionals.

Office and retail core
Mixed use
No change

Land west of the highway should not be changed in
zoning or density.

Outer areas of the centre should generally be mixed
use with ground floor commercial required and

Difficulty crossing Pacific Highway which also splits
the centre. This should remain predominantly as
employment uses and protected for now as a potential
outlet for future office growth.

Figure 2.1.3 Recommended land use
0 40 100
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Encourage mix of uses without requiring where not
feasible.

upper floor commercial encouraged.

Highway
Major collector
Rail line and station
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Successful centres include a diverse range of uses which brings vibrancy
to the centre. As well as residential uses and large office buildings,
Chatswood is well placed as a diverse centre with a range of uses
however should consider in providing for its future the needs of a broad
range of sectors including:
––Retail
––Professional services and small-offices
––Hotels and serviced apartments
––Community uses
––Medical
Active ground plane and retail

1

Reinforce Victoria Avenue as Chatswood’s primary pedestrian spine.

2

Increase activation of side streets from Victoria Avenue, including
circular links.

3
4

Activity should grow west across railway with a professional focus.
Development of a pattern of mid-block links along the eastern part of
the centre.

2
3

3

2
4
1

2

2

2

4
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Existing high density residential
Residential uses permitted in
commercial core
Existing B3 commercial core zone
Existing B5 business development zone
Office growth
Residential growth

Existing multi-storey retail centres
Victoria Avenue
Existing active frontages
Other centre active links

Figure 2.1.4 Active ground plane and retail growth concept
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Council owned opportunity sites
Education community cluster
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Figure 2.1.5 Community, health and education growth concept
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Summary of economic advice (BIS-Shrapnel)
BIS-Shrapnel have been commissioned by Willoughby Council to provide
economic input into the strategy with a focus on office use. The following
provides an overview of BIS-Shrapnel’s advice.

Chatswood is a dedicated strategic centre within the Sydney metropolitan
area and part of the Global Economic Corridor. It features a vibrant mix of
offices, major retail facilities and high density residential accommodation.
At its centre lies a modern railway and bus interchange that provides
direct connections to the Sydney CBD, other centres within the Corridor
and residential areas, both local and further afield. Connectivity will be
further improved with the opening of the Metro Northwest in 2019 and City
and Southwest in 2024.
The office market is Sydney’s sixth-largest and, at 14,000 jobs,
accommodates well over half of Chatswood’s total employment of around
24,700. However, Chatswood’s office market is at risk. Pressure from
residential development threatens not only its growth potential, but its
existing stock. Financially, residential is currently the most attractive land
use: unless existing office buildings and (potential) development sites
are protected, most, if not all development would favour residential in
the foreseeable future. Moreover, under current planning controls and
prevailing market conditions commercial development is not feasible.
Left to its own devices, i.e. with no changes to planning controls, BIS
Shrapnel forecast that Chatswood’s office employment would grow by a
mere 900 persons by 2021. Thereafter, both office employment and the
stock of office space would contract. Chatswood would lose employment
to other centres and its market share of office employment would
decline. It would be highly unlikely that Chatswood could achieve even
the baseline target of 6,300 additional jobs by 2036 that is set out in the
Greater Sydney Commission’s Draft North District Plan.

127,000 square metres and accommodate up to 8,500 new office jobs
over the next 20 years. However, even taking into account strong rental
growth forecast for the next five years, only six out of an identified 14
potential sites are considered to be financially viable. Of the six, two are
only marginally so and development may not necessarily occur.
Lifting FSR restrictions—but retaining height, setback, separation and
design excellence controls—has the potential to lift stock additions
to 193,000 square metres. Not only would this include unlocking an
additional financially viable site, but it would increase the probability that
development on others would actually take place. Raising the amount of
office space would be accompanied by a lift in the number of potential
new office jobs in Chatswood to 11,000 between 2016 and 2036.
Apart from facilitating growth, enabling the office market to develop
helps to maximise returns on existing and planned on investment in
infrastructure. Moreover, it would contribute to raising efficiencies by
minimising travel times between home and work, thereby contributing to
the Commission’s target of making Sydney a 30-minute city.

Without impediments to growth in stock of office space, Chatswood has
the potential to well exceed the Commission’s ‘higher target’ of 8,300
additional jobs by 2036. Strong demand for office space could see
Chatswood accommodate an additional 11,000 office jobs alone over
the next 20 years, boosted by overflow demand from a severely siteconstrained Sydney CBD and North Sydney.
Removing the threat of encroachment and enabling the office market
to meet potential demand will require the combination of protecting
existing buildings and development sites, and relaxing current planning
restrictions.
Without a relaxation of development controls, there is a risk that the
market will fail to deliver the desired jobs growth. Lifting height controls,
expanding the commercial zoning east of the railway and applying a
broad 10:1 FSR would allow the stock of office space to grow by up to

Chatswood CBD | Planning and Urban Design Strategy | Overview Report
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2.2

Transport

Current traffic and transport situation
The Pacific Highway is a main road corridor which carries significant
through traffic seven days a week and throughout the day. It creates a
barrier for cross movement by vehicles and pedestrians as well as limiting
the capacity for turning traffic into and out of the Chatswood CBD. Albert
Avenue and Help Street provide the key access road connections from
the Pacific Highway with road underpasses of the railway corridor to the
Chatswood CBD to the east of the railway line. From the east, primary
road access is provided by Victoria Avenue and Archer Street.
The Chatswood CBD to the east of the railway line is a major retail centre
with associated car parking provided in a number of large car parks. The
road system is heavily utilised seven days a week for access to the retail
car parking.
Chatswood has a major transport interchange at the railway station with
bus, taxi and private drop-off facilities. It is centrally located and connects
directly into the Victoria Avenue pedestrian mall.
The most recent comprehensive traffic study undertaken for Willoughby
How Chatswood residents travel to work
Council is the Chatswood CBD Traffic Study undertaken by Lambert and
Rehbein in 2012. The study identified 22 options for improving operations
of the movement systems in the Chatswood CBD focused on:
––-Public transport improvements – mostly bus priority measures and
interchange function.

22%
work in
Northern Suburbs

35%
work nearby in
Chatswood & Lane Cove

How people working in Chatswood get to work
34%
live in Northern Suburbs

53%

47%

––-Traffic improvements – including intersection upgrades, one-way and
altered traffic directions, conversion of lanes from parking to allow traffic
flow and a ring road.
––-Active transport improvements – pedestrian and cycle improvements
including preparation of a PAMP (pedestrian access and mobility plan).

14%
West

––-Parking – removal of on-street parking in places and implementation of
a parking guidance system.

63% 36%

To plan for the future growth of the Chatswood CBD, an understanding
of the existing number of people living and working in the CBD has been
developed and their travel characteristics have been assessed. We have
also identified the number of car parking spaces available and the current
traffic movements in the evening peak hour.

19% 17%
61%

35%
South &West
29%
work in City
56%

Public transport and all other modes
Private vehicles including passengers

87%

44%

12%

57%

43%

36% 33% 31%
10%
Sydney &
North Sydney
79% 21%

Public transport and all other modes
Private vehicles including passengers

Figure 2.2.1 How Chatswood residents travel to work
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18%
live in
Chatswood & LC

Figure 2.2.2 How people working in Chatswood get to work
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A key guiding principal for future development is already embedded in
the Willoughby Development Control Plan under Section C4 Transport
Requirements for Development.

1. Divert though traffic to reduce the amount of traffic within the CBD
2. Direct motorists who enter the CBD to available car parking spaces
through introduction of a dynamic signage system
3. Promote the use of public transport through the Chatswood
Interchange
4. Introduce car share to reduce the amount of traffic within the CBD

8. Encourage the use of public transport in areas close to transport
nodes;
9. Encourage alternative modes of transport;

P

10. Ensure that appropriate facilities are provided for bicycles;

4

2

11. Ensure that vehicular movements and parking do not impede
pedestrian traffic safety and efficiency;
The existing levels of traffic entering the Chatswood CBD will be reduced
through these travel demand management initiatives. It is estimated that a
10% reduction could occur:
Traffic movements
Employment - commercial
Shoppers - retail

Existing
PM peak hour
1,200
4,000

Potential reduced
traffic flow
1,100
4,000

Residents
On-street and through traffic
Total

440
2,360
8,000

440
1,660
7,200

1
AVE
ORIA
VICT

5

ST

The relevant travel demand management (TDM) objectives that can be
applied to Chatswood are:

––Ensure that provision is made for a reasonable number of parking
spaces for vehicles generated by a development including visitor,
employee, service and commercial vehicles;

HE R
ARC

Manage demand for car use by employing the principle of travel demand
management. Travel Demand Management is intervention (excluding
provision of major infrastructure) to modify travel decisions so that more
desirable transport, social, economic and/or environmental objectives
can be achieved, and the adverse impacts of travel can be reduced. The
purpose of travel demand management is to reduce the total amount of
travel, minimise the need to expand road systems, reduce the incidents
of vehicle crashes, prevent further congestion, reduce air pollution,
conserve scarce resources and increase the share of non-car based
transport. Increasing the supply of parking can induce a greater number
of vehicular trips which increases congestion, impacting negatively on the
city environment.

accommodation of vehicles within the City;

PACIFIC HWY

Transport Strategy to facilitate growth

3

6

P

YR
BR A
MO W

D

Figure 2.2.3 Potential reduced traffic flow

5. Recognise that new residents and employees moving into the area
will be less reliant on private car travel, particularly in the peak traffic
periods
6. Recognise increasing self-containment of activity in the CBD due to
the mixed use nature of development
7. Increase parking supply
––Manage the existing and future on and off road car parking in a
manner that sustains and enhances the economic and environmental
qualities of Willoughby;
––Provide for the safe, convenient, and efficient movement and

Figure 2.2.4 Traffic movement interventions
Centre boundary

1

The Concourse

2
3

Zenith Theatre
Westfield

4

Chatswood Chase

5
6

Mandarin Centre

0

100

250

500

Centrelink
Major pedestrian route
Enhance pedestrian and cycle
movements within centre
Divert through traffic around
centre
Direct visitor traffic to carparks
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Future traffic and transport
Car parking

Traffic Generation

The future car parking provision has been determined by applying the
existing Willoughby DCP controls. For the retail, only 50% of the retail is
anticipated to require car parking with the remainder being ancillary to
mixed use development.

The associated traffic generation has been determined using the current
RMS rates applicable to the Chatswood CBD and applying discount
factors where appropriate. The level of self-containment of the centre will
increase as the density of the centre increases with more trips undertaken
on foot or by bicycle. It is anticipated that an additional 1,500 trips will be
generated in the PM Peak.

Future car parking
Use
30 years
growth
Office
124,800m2
Retail

55,000m

2

Residential 5,575 units

Willoughby DCP parking
rates
1/110m2
4/100m (50% car parking
rate applied)
1.25/dwelling (1
residential/0.25 visitor)

Total

2

Car parking
1,135
1,100
6,970
9,205

Figure 2.2.5 Future car parking

A strategic approach should be taken to car parking across the centre.
––Residential: rates set low recognising good access to public transport
and local amenities
––Commercial: rates set very low recognising good access to public
transport
––Retail: consideration of town centre public parking provision shared
by all retail centres with access managed through a parking guidance
system. This means that cars only need to travel to the edge of the
centre on the ring road and walk within the centre.
––On-street parking limited to loading zones and short parking duration to
suit access to services.
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Future traffic generation
Use
30 years
PM traffic
Reduction factors
PM peak
growth
rate
traffic
Office
124,800m2 0.35/100m2 10% self containment 400
1.35/100m2 30% pass by and
550
linked trips
Residential 5,575 units 0.12/unit
20% self containment 550
Retail

55,000m2

Total

1500

Figure 2.2.6 Future traffic generation

As discussed previously, the existing levels of traffic entering the
Chatswood CBD will be reduced through the travel demand management
initiatives. It is estimated that a 10% reduction could occur which
represents 800 less vehicles on the road in the PM Peak. This reduces the
impact of growth from future development by approximately 50%.
The growth in the number of people, number of car spaces and
associated traffic movements can be compared. It is anticipated that
almost 20,000 people could live and work in the Chatswood CBD over the
next 30 years. Approximately 9,000 car parking spaces may be required,
with the majority assigned for resident’s vehicles.
When the potential traffic reduction due to travel demand management
measures is considered, traffic growth in the PM Peak of approximately
9% is envisaged over the 30 year period which represents only 0.3%
per annum growth. This level of growth is equivalent to general
background growth that can be catered for through RMS upgrades on
the Pacific Highway and local road upgrades funded through Section 94
contributions.
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