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Dear Sirs,

Council of the City of Sydiiey -
Preparation of Strategic Plan
for the City

I refer to your letter of 16th July, 1970
concerning the above proposal.

2 Enclosed for your information is a copy of
the notes concerning floor space ratios which I
inadvertently omitted to enclose with my letter of
10th July, 1970,

3 Any inconvenience this may have caused is
regretted. ‘

Yours faithfully,

/g.é’f.z”wz:;/

(G.F.L. Felthag,
SECRETARY,

\Gg 70



‘ STRICTLY CONPIDTNT ’

NOTES FOR SPECIAL MEETING OF THE COUNCIL OF THE CITY OF SYDNEY -

THURSDAY, 23RD APRIL, 1970
on '
CLAUSE 45 - DENSITY CONTROL FLO"R SPACE RATIOS)

l. Yhat is a Floor Space Ratio?

It is the ratio between the net area of a site, and the
quantity of floor space which may be erected on the site e.g. floor
space ratioc 2:1 means twice as much floor space as the area of the
site (usvally measured in square feet).

2. The Purpose of Mloor Snace Ratio control

It is to try to strike a reausonable balance between the
amount of activity in a particular building or group of buildings,
and the external space around the building or buildinzs, available
for novement of pecple and vehicles; and for a reasonable environment
in terms of adequate onen space and air,

For & city centre it is to ensure enough space on the road
system for generated iraffic io move up to the area, %o cireculsate on
the street system within the area, and to give space for pedestrian
circulation in a pleasant environment with a reasonable amount of
puvlie onen spvace.

If limits on total floor space in the eity centre are fixed,
this limits the quantity of aetivity, =nd thus tre consequentisl
problems of movement, etc. Density standards will be one of the key
matters which must be incorvorated in the Strategic Plan which the
Couneil is undertakin:,

3. Vhat the Floor Snac: Ratio does not do

It cannot be used to control thic height of buildings, their
distance from each other, their physieal shave, the auality of their
architecture, nor nuestions of light and air - except indirectly by
setting the density limit at a level within which these other factors
have a better chance of beins achieved. Other control tcols and
standards are needed for these other metters.

4. The Purpose of introducins bonuses in a floor space ratio standard

The purpose is to encourage develonars to provide additioncl
public space for movement and aweniiy free of charze to the Council,
~in return for a floor snace becaus which can be added over and above the
standard base floor space ratio (usually on upger floors). If the
Council had enough funds for all the street widenings, new streets and
public open spaces needed to make the city a pleasant place to live,
work ard niove around in, there would be no need to complicate the
density control by introdueing bonuses.

5. The need to set limits on total floor’space,because of City Centrc
street conzestion

There is no doubt about trhe extent of existing congestion
on the city streets and pavements and the riced to create more space
for pedestrians and vehicles, even if there were to be no increase in
working ponulation and activity generally in the city centre. If the
whole of the citry centre were to be redeveloped up to the current
pernissible densities of 10:1 or more, there would undoubtedly be a
great incrense in activity. Since 1956, only about 24% of sites north
of Xing Street have Leen redeveloped, about 13% of sites between
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¥ing Street and Park Street, about 7.% of sites south of Tark Street
and about 9.3% of sites in the city centre as a whole. Thus a good
deal of further redevelopment is voscible., The average floor space
ratio of buildings erected prior to 19%2 was 4.7:1 whilst th: average
floor space ratio c¢f buildings erected after 1956 has been 10,6:1.
These figures illustrate the major finaneciial problem which the public
authorities will face in acnuiring land for street widening, etec. etc.
as and when the .city centre increases in density at current standards
in uses '

Over the past 12-18 months as a result of a rush on the part
of landovmers, developers and their architects to secure development
approvals at the current standards of 10:1 before a reduced base
ratio mi ht be introduced, it ic believed that enough building
approvals have been given to cover demand for a conziderable number
of years to come. In faczt, developers and architects have expresscd
concern that the buildinz industry could not implement the ievel of
approvals, and that many of the approvals might lapse under the law
which limits the period of validity of an approval.

6. Current Policy

The policy originally proposed for control of floor space ratios in

the City of Sydney Flanning Scheme area is that laid down in the
Minister's Mxhibition Ordinance. This clause allows 10:1 with bonuses
of 2:1 in the County Centre zone (3(e)) except for an area west of
Kent Street described in Schedule 2 of the Ordinance, where the floor
svace ratio is 5:) with bonuses to 8:1.

In respect of other Business and Residential zZones outside
the County Centre, the following ratios applyi-

- General Business (3(2)) veecevess 2:1 but where a
building is used partly for residential and partly
for business, a bonus of 1l:1, givin-: a total of 3:1.

~ Heighbourhcod Business zones (3(0) and 3(6)) cosseece
ratio of :;:1 for mixed recidentisl and business
development.

- Residential zones (2(b), 2(c) and 2(d)) ceveosee
ratio of 2:1 with no bonus. For that vart of the
2(e) zone with frontage to Macleay Street, Kings
Cross, 4:1 for all buildings is permissible.

Phis is the basis being operated by the City Council pending
its replacement by any new standards in the planning schene when
deternined by the Minister,

7. Objsctions lodged at Public Inquiry azainst density standards
(Floor Space itabtio 10:1 + ponus of 2:1) in the Draft Planning
Scheme '

Comnissioner Mr. A.I. Davis heard objections to the Draft
Scheme and as a consequence made a recommcndation on Clause 45 that
the base floor space ratio in the County Cenire zone be reduced from
10:1 to 6:1, and bonuses be increased to a_ total of G:l (making a
maximum possible floor space ratio of 12:1). %he reconrendations were
largely based on submissions made by the Royal Australian Institute
of Architects (who argued th2t 10:1 was too high, would cause more
congestion, oand did not give enough bonus to encourage developers to
provide puvlic sp=ee or to amaliamate sites into larzer units}. 2he
current Chanter of the Roval Australian Institute of Architects
however, ton'. a different line cnd was one of the prime movers in

enieavouring to persuade the Minister last year not to accept the
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Authority s recomrendations to reduce the base ratio to 6:1 with
various bonuses up to a: nmaximum of 12:1. '

The Comnissioner's recommendations were placed on exhibition
because they were markedly different :'rom the standards origizally
exhihited. The Authority reported to the Minister on represcntations
received and made the followin: recommendations to the Ministe:r with
respect to density standards to be incorporated in the City Schemne,
The recomnendations were as follows:-

(a) County Centre %one

- A hase ratio of 6:1 instzad of 10:1,

-~ A bonus of four times the area of any space
made available by the developer for unrestricted
public use for movement or amenity, whether at
ground level, above ground, or underground, or
by air space development ceanstructed over or
under streets. This covers road widening, plazas,
pedestirian arcades, etc,

- A ponus of twice the site area for sites of =ot
less than 60G,CC0 square feet (i.e. to encourage
site amalzamation into blocks of land blg enough
to provide better layout for twentieth century
needs in a eity centre).

-~ A bonus of twice the site area for inclusion of
residential use in a nmixad residential/commercial
devalooment.

- Base ratio plus bonuces not to exceed 12:1.
(MOTE: Australia Sgquare is an example which
would reach 12:1 under both current policy, and

y \
the above proposala, )

(b) General Business Zonz 3(a)

F.5.R. 3:1

Bonus of twice site area for inclusion of v
residential use ixn mixed commercial/residential
scheme,

(¢) Neisghbourhooi Busin=ss Zones

P.S.R., =31

area for residential use
scheme.,

(a) Residential 2(b). 2(a). 2(z) Zones

P.3.R. 2:1

(e) Residential 2(c) Zone (Vinsgs erss)

F.S.R. 4:1 (Assumption being that development
nere would tend to be a commercial
podium with specialised residential
use above.)

Bonus of twice site area for sites of 50,000 square
feet or more in area.
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(f) Residential 2(e) Zones

F.S.R, 4:1

(g) Residential 2(f) %ones

P.S.R.  2:1

Bonus of twice site area for residential use
included in a mixed scheme.

(h) International Hotels

7.S,R. 12:1 in any zone in which they occur.

(NOTE: The standards above may be exceeded only
with the concurrence of the I“inister. )

3. Method of calculating permissible floor space

The Tloor space area will be defined as including all wall
thicknesses, ducts, vents, corridors, staircases and lifts, but as
not including:-

(a) any car parking space in the building provided to
mcet the standards resuired by the responsible
authority (but not such space provided in excess
thereof) or any internal access thereto;

(b) space used for the loading or unloading of goods;

(e} 1ift towers, cooling towers, machinery ané onlant
roons and any storage space related thereto; and

(d) anv svace made available for unrestiricted public
use.

-~

9. TPurther representations acainet recowmendationc in nara. 7 above

——

In Harch 1969 ihe terms of the Authority's asdvice to the
¥inister became published in the "Press" before an official announcement
had been made by the Minister.

Opposition to the revised proposals was loéged by the
following:~
(a) Wr. E. Craf (Stocks & Holdings Ltd.)
(b) Building Owners & Managers Association
(¢) Real Zstate Institute of New South Yales
N - (a) Institute of Real “state Development
(e) HMaster Builders' Association

(£) Royal Australian Institute of Architects
(77.8.W. Chapter)

(g) ¥r. L.J. Barraclough, 1.L.A. on benalf of
}ainline Constructions Ltd., ¥r. Graham Thorp
(Architect) Building Owners & llanagers Associntion.

(h) Mr. R.¥, Normen, Bank of Hew 3outh Wales.
Organisetions (b), (e), (), (o) and (g) daid not lodge

; objections to the proposed reduction in the base ratio to 6:1 when
? this recommcndation was on exhibition. '
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The Building Owners & Manzgers Association comprises
49 member firms but none rela:ing to the ordinary lendewner., Only
8 member firms lodged objections originally but only % mede general
representations about the reduction of the base ratio to G:1l, The
rest were concerned with particular properties either inside or
outside the County Centre. Stocks & loldin-s Ltd., was one of the
three who did make specific objections.

Discussions took place with (a) to (f) above and es a
consequence: -

(a) The Real Estate Institute of New South Vales,
The Institute of Real fstate Development, and
the laster Builders' Associztion indicated that
their views would be met if:-

(1) the block bonus was graded, starting
from a lower level than 20,C0C square
Teet;

(ii) the time durines which development aporovals
remained valid was lenzthened (i.e. longer
than the one year in the draft ordinance); and

(iii) bcnuscs were available to small sites also,

(b) The Zuilding Owners # lanagers Association concentrated
mzinly only getting the metod of calculation changed.
J & g )

(¢) The Royal Australian Institute of Architects (M.S.V.
Chapter), after lengthy negotiations, indicated they
woulé support the revised provnosals as an interim code
(to be reviewed when @ conprehensive physiecl plan for
the City was completed) subject to:-

(i) bonuses be allowed for small sites also;

(i1) bonus for retention of building of historic
ete. merit in a scheme;

(iii) modifications to the method of calculation
to allow for 1lift wells, fire stairg, and
thickness of external walls; and

(iv) block bonus sraded to start at a lower level,

(d) ¥re E, Graf and Mr. R.%W. Norman (Bank of Y¥ew South
Wales) have not withdrawn their opnosition.

10. Recommended modifications to Clause 45 having régard to
representations received '

The representations lodged would be reasonably met if the
Minister agrees to mecdify the proposals in Clzuse 45 of the draft
City of Sydney Planning Scheme as follows:-

(a) Block bonus for sites of not less than:-

(i) 15,000 square feet - .5:1
(ii) 30,000 square feet - 1:1
(iii) 45,000 square feet 1.5:1

" (iv) 60,000 square feet - 2:1
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(b) Bonuses for small sites (i.e. less than 50 feet
frontags)

Bonnces will be available to 211 sites where the
requirements for a bonus can be met.

oo wbe

(c) Bonus Tor retention of buildings of historic or
architectural merit

Wherz a development scheme provides for the
oreservation of a b:ilding or buildings of
historic or architectural merit, a floor spcoce
bonus equivalent to the area of the develoament
site (i.c. 1:1) shall be available.

(d) Time after which develonment approvals will
ladse if not implemented

It is reaconable to extend the period during

which development approvals nay be implemented

to three years. #ite amalg-metion in city centres
may have to be spread over some time, and leases
have to be terminated before develovment can begin.

The objectors have complained about a veriod of

one vear during which development approvals remain
valid, In fact however, the draft ordinance
(Clause 39(4)) states that devalopment approvals
under the ordinance will lapse if not subsiantially
commenced within two years, whilst the Council nay
extend this to a maxirun ol five years. The
objection is therefore partly misconceived. The
certainr period of validity conld however Dbe extended
to three years with an cxtension %o five ye=zrs at
the Couneil's option,

(e) Tathod of caleulation for floor svace ratio durposes

The flocr space ratio to be the total floor space
of the proposed building as measured over the
external dimensions of the puilding (i.e. including
a1l extsrual ond inbernal wall thicknesses) and at
all levels includins basements, but excluding:

- 1ift shafts, firestairs and fire isolated
passageways leading from stairs to oben air,
measured from the inierior faces of their
enclosing walls

-~ plant and machinery rooms, and any storage
snace related to them

- car varking space in the building: required by
the responsible public authorities to be
provid:d, including internal access thereto

- space for loadinz and unloading vehicles

- bank strong rooms, vaults and security areas

divided by the net arca of the site which is the
- subject of the develooment application.

The concessions will mean a jreater total level of floor
space in the City and thus a bigger drogramne of highway etc. improvements
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will be needed. The change in the method of calculation will
have the graatest effect, and vposes a question as to whether the
base ratio sh-uld bhe reduced to 5:1 leaving a maximum of 7:1 to
ba earned by bonuses,

11. Thece notes are distributed to members of the City Council
to facilitate discussion with the Authority.

J.P,F. ¥ACIREK
CHIZI PLANVEER
DOATE PLANMING AUTHORITY OF N.3,W.
20.4,7C.
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For the information of the Council the Comzrnitteer reported the following:—

1188/69. City of Sydney Planning Scheme Ordinance—Question of determination of interim

e

policy for floor space ratio.

That the question of the adoption of an interim policy for floor space ratio as outlined
in the report of the City Building Surveyor dated 15th January, 1971, pending the
implementation of the City of Sydney Planning Scheme Ordinance, has been

deferred, pending the receipt by the Vice-Chairman of the City Development
Committee (Alderman Androw Briger) of an interim report by the Joint Consultants

appointed by the Council for the preparation of a Strategic Master Plan for the
City of Sydney with regard to such matter.




