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of'ZEEd Mayg. 1972

CONTROL (FLOOR SPACE RATIOS)

1. The purrose cf this Report is to bring before the Authority
three questions of'principle'cOncerning density controliaSwit"affects
the City of Sydney, 80 that decisions.can he taken and communicated
to the City Council. Two questions concerning the method of calcul-
ation of floor space and concerning international hotels kave aslready
been the eubject of policy decisions by the Authority in the past and
advice to the Minister. The third question of whether it is appro-
priate to offer floor space bonuses for the provision of public
parking areas by developers hes not so far been considered by the
Authority. R : SO

2. Chief Planner‘'s Report loe 9/72 of January 17th, 1972,
provided the Authority with & general description of the City -
Strategic Plan arnd drew attention to those issues which were important
to the Authority from a metropolitan point of view. The Authority
discussed the Report and established a small sub-committee of the
Chairman, Deputy Chairman and Director, Prof¢ssor Shaw end Mr, Trott
%o submit recommsndations o the Authority in regard to the noints
brought out in tne discussion on the Chief Planner's Report end to
provide a basis for subsequent discussion with representatives of
the Couneil of tae City of Sydney. Phere was & meeting with
representatives of the City Council but no cleay conclusiosnsd Wsre
renched since the discussion Wag primarily divected to the list of
developnent applications which were coniained in the sddendun to fhe
Chief Planner's Eaporio. - :

Be. The Authority has- already made certain policy decisiocns
concerning office development in Tudustrial zones in the Gity of
Svdney Planniung Schews ared. ' ‘ ‘

L, Phis Renuri now recommends that the Authority taks firm
policy decisions with respect te three matterss= L

{a) ‘The method of caloulating floor space for density
coenircil. -

(v} Dzasity control in relation to ipternational hotele.
(¢} Floor space bonuses for parking stations.

Se 1¢ the Authority determines theze matters, it w11d redusc
the area of uncertalniy with Jocal covncils having regard to the feot
that, with acoe developnent, the Authority'’s concurrence is reguized
and. with othner develnpment, the Height of Beildings Advisery Gonglrime
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" CONFIDENTIAL Item No. 12(f)

CHIEF PLANNER'S REPORT MO, 48 /72

of -23rd May, 1972

CITY OF SYDNEY STRATEGIC PLAN - DENSITY
CONTROL (FLOOR SPACE RATIOS)

THE PURPOSE OF THIS REPORT

1. To bring before the Authority three questions of principle |
concerning density control as it affects the City of Sydney, sc that

. decisions can be taken and communicated to the City Council. Twro

questions concerning the method of calculation of floor space and
concerning international hotels have already been the subject of
policy decisions by the Authority in the past and advice to the
Minister. The third question of whether it is appropriate to offer
floor space bonuses for the provision of public parking areas by
developers has not so far been considered by the Authority.

2. " Chief Planner's Report No. 9/72 of January 17th, 1972, .
_provided the Authority with a general description of the City '
Strategic Plan and drew attention to those issues which were

important to the Authority from a metropolitan point of view.
The Authority discussed the Report and established a small sub-
committee of the Chairman, Deputy Chairman and Director, Professor
Shaw and Mr. Trott to submit recommendations to the Authority in ~
regard to the points brought out in the discussion on the Chief
. Planner's Report and to provide a basis for subseguent discussion !

.” fu with representatives of the Council of the City of Sydney. There
" . was & meeting with representatives of the City Council but no clear.

conclusions were reached since the discussion was primarily directed
- to the list of development applications which were contained in the
Addendum to the Chief Planner's Report. '

3. - Chairman's Report No. 27/72 of April 10th, 1972, mads

" certain representations to the Authority on how to deal with 18

- development applications for commercial office buildings which had
been referred to the Authority by the City Council and which had.
been the subject of recommendations in the Addendum to the Chief
Planner's Report No. 9/72. "The Authority resolved that:=

(a)"As a general policy it was not prepared to concur
" in the erection of office buildings in Industrial
zones. ) :

(b) It would $aise-no objection to the carrying out
' of such development where the Sydney City Council
had given!an unconditional approval prior to the
date of prescription of the Sydney Planning Scheme
(i.e. July 16th, 1971) when the concurrence of the
huthority|was not required to be obtained, o

- fe) A further}report'be'submitted—regérding the remeining
©  matters raised in the Chairman's Report No. 27/72.

4, . The rémaihing recommendations in Chairman's Report No. 27/72
not decided by the Authority were:- g - :
{a) The Authoyity waé regommended to comcur in applic-

: etions for office us2 in Industrial zones within

the City of Sydney Planning Scheme area where the -

office use is ancillary to the industrial use and

does not excecd 25% of the totel floor space in

tne building.
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(b) The Authority was recommended to limit flcor space
ratio generally in Lig?t Industrial zones to 2:l.
5. With respect to k(a)razove, the principle of agresing to
ancillary office use to the primary use of a zone is desirable,
and the Authority is RECOMMENDEDito adopt this approach as a policy.
s . .
6. 7 With regard to 4(b) abéve; building density contrel is a
very inexact rule so far as industrial development is concerned,
because there is & wide variatio$ in the relationship between
industrial f£loor space and the workforce amd traffic it may generate.
Other than a limited category of|industries such as printing and ”
clothing manufacture, industrial development seldom takes place at
high floor space ratiocs. (In ouFer areas probably no more than %230
For the time being, if & density limit has to be established a8 -
policy, then a floor space ratio of 2:1, as recommended in the
Chairman's Report No. 27/72, should be adequate for most cases.
The Authority is, therefore, RECOMMENDED to adopt this standard as
a matter of interim policy. [ :

7 " . The City Council's Conoultants® recommendatiocns on deunsity
standards are complicated and the general levels of density cbtainable
will need to be coumsidered carefully im relatioa to traffic and transpori
capabilities and, as indicated in Chief Planner’s Report No. 9/72,

will need to be reconsidered when the Sydmey Area Trausportation

Study recommendations are available. In the meantime, thers are

certain aspscts of density policy which should be determingd firmly
now so that the City Council may be aware of the Authority's attitude
and of that of the Height of Buildings Advisory Jommittee. They are:-

(a) Method of measuring floor space for denaity
calculation.

(b) Density standards for linternational hotels.

‘(e¢) Floor space bonuses for parking areas.

-

" METHOD bF CALCUL&TION OF DENSITY

8, The Authority's advice to the Minister for Local Goverament
on the City of Sydmey Planning Scheme was that Zloor space should beo

gross floor space, i.e. the overall measurement including the thicknessz

of all walls, including external walls. This practice has long been
adopted by the Height of Buildings Advisory Committee and alse by the
Authority in dealing with buildgngs‘both within the City of Sydney and
elaevhere. i' ‘

S, The City Coumsil's'Coﬁsultants' recomuended that the floor
space méasured should bs ggi'flé@r space, i.e. excluding the thickness -
of external walls. This resultb in & usable floor space about (10%, or
more higher than. that c&leul&te? on a gross floor space basise

10, : It is umdésirable tﬁat there should be differences im methed

‘of calculation as batween one part of the State and another. Consistency

is necessary for c¢larity to the developere. ,Thqggﬂi@“ﬁewgpggmgggson Lo
depnrt from the "grose floor space basis™ im calculating density. The
Authority is, therefore, RECOMMENDED to adhers %o ites existing policy
of measurement ch & gross floor|space basis, 1-¢. incinding the
{hickress of external walle, : ' ' ’
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11. Appropriate excluaibhs from any calculations vwhich were
recommended to the Minister for Local Government by the Authority
in the original negotiations om the City of Sydney Planning Scheme
weres- ' ; '

(a) Car parking space reguired by the responsible
authorities including internal access thereto.

(b) Any space fOr‘loadimg and unloading‘of goods
vehicles.

(¢) Machinery and plant roous and any sforage space
related to them. !

(d) Any space made avafi&ble for unrestricted public
use. '

s
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These deductions generally cciform with the recommendations of the

City Councilfs Consultants, a though at present the Height of
Buildings Advisory Committee}does not exclude 1ift wells and fire.

stairs. The Authority is RECOMMENDED to confirm the exclusion of

" {a) to (e) listed above for ;he rurpose of calculating floor space

(e) Lift wells and_firgﬁstairs@

ratio and to invite the Height of Buildings Advisory Committee to

" consider allowing lift wells s d fire stairs as an exclusion.

" INTERNATIONAL HOTELS ‘

| .

12 The Authority’s ad&ﬁce to the Minister was that inter=-
national hotele have special}ﬁperating,requiraments and rathur
parrow- sconomic Llimits. Therefore, it was inappropriate.io apply
normal deusity standardsrappiicable to that use to internmational
kotels. They should be excluded from eny density standsrds and
examined on performance stané#rds alone (i.e¢. the appropriatencss
of the development itself inirelation to the site and surrounding

lands) e B

N S g
13, The City CouncilﬁsLéonsultanta have built in floor space
bonuses for international hotels inte their general standards. 2As

a result, there is a very co@plex arrangsmen: of varying bess vatios
depending om whether they do|or de not include hotels &nd also
additional benuses for the dt elopment of hotels. This makes density
standards much more difficult to understand and to operate. .

“ , 1h. The Authority is RECOMMENDED to adhere to its original
: ' policy advice te the Minigter) namely to exclude ipternaticnal
. hotels from eny floor space ratio calculations.

: i
FLOOR SPACE RONUSES FOR PARKING STATIONS

: : . N '
.7/ - 15, The City'Council‘s‘@onsult&nts; recommended offering floer
P space bonuges in lieu of financial contributions to the Counsil for

the provisien of parking spaces in publie car parks. Theg»reaommeuﬂad'
2 bonug of 400 square feet per unit of financial contribuition per cour
space, with a maxismuw bonus“E 2:1, Parking pelicy - iscluding beth
the financing and the distriﬁ‘tion sz between public zud private
parking - is essentially a metropolitan transport planning La818.
Parking control in the main City Centre is one of the most important

‘ o 7 ' i'r o /L% see
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weapons by which a balance can be struck between the capecity of
_ the public transport system, the main road system and the internal
treet system to efficiently handle movement., I consider it srong,
\//. in principle, to offer floor space bonuses for parking stations
where developers happen to be willing to do so. If private finance
is to be obtained for public parking stations, with & restriction
on private offestreet parking, then the Council should consider
levying a special rate or obtain some other powers. I would not
_ recommend bonuses being offe*ed for parking space provided.
|

RECOMMENDATION I

16, - The Authority is RECOMMENDED to confirm the following
%olicy decisions on floor aSEce ratio control, both -ithiu the

ity of Sydmey and elsevhere=

(

o
N

(a)“\ﬁethod of Calculating Floor Space Ratio

"That the metliod of measurement of floor space be
grose floor space (ice. including the thickness of
walls); and that ﬂ:cluaions from any calculations
be as set out in paragraph 1l of this Report.

This racommenaation'involves confirning advice
. . already given by the Authority to the Ministeyr - .
. on the City of Sydney FPlanning Schene. -

(b) International Hotels

- The Authority is ecommerided to adhere to its

original policy advice to the Minister, nanely
to exclude international hotels from any floor
space ratio calculations and to deal with them
‘jnstead on the basis of performance standards.

Floor Snace Bonuses for Parking Stations

The Authority is recommended to decide, &s &
- matter of policy, that floor space bonuses should
" not be offered for parking space made available
by developers. | - L

) Jc_PoFo KACIPEK
- CHIEY PLARNER
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