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STRICTLY CONFIDENTIAL

NOTES FOR SPECIAT, MEETING OF THE COUNCIL OF THE CITY OF SYDNEY -
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, : ~om - - o
CLAUSE 45 — DENSITY CONTROL (FLOOR SPACE RATIOS)

1. Yhat is a Floor Space Ratio?

It ie 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 ratio 2:1 means twice as much floor space as the area of the-
site (usually meaSured in square feet) : :

2, The T °urpose of Ploor Space Ratio control

It is to try to strike a reasonable balance between the
amount of activity in a particular building or group of buildings,.
and the external space around the building or buildlnﬁs, available
for nmovement of people and vehlcles- and for a reasonable environment
in terms of adequate open space and air. , .

, For a citv centre it is to ensure enough space on the road
system for generated iraffic to move up to the area, to circulate on

_the street system within the area, and t0 give space for pedestrlan

circulation in a pleasant environment with a reasonable amount of
publie open space. P

If limits on total floor space in the city centre are fixed,
this limits the quantity of activity, and thus the consequentiel '
problems of movement, etc., Density standards will be one of the key
matters which must be incorporated in the %trategic Plan which the
Council is undertakinw.

3. Vhat the Floor Spacs Ratio does not do

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

4. The Purpose of introducing bonusesrin a floor space ratio standard

The purpose is to encourage develoners to provide additionsl
public space for movement and amenity free of charge to the Council,
in return for a floor space bonus which can be added over and above the

-standard base floor space ratio (uauallJ on upoer floors) If the

Council had enough funds for all the street widenings, new streets and
public oven spaces needed to make the city a pleasant place to live,

" work and move around in, there would be no need to complicate the -

density control b/ introducing bonuses.

',5, The need to set limits on total floor space becavse of City Centre

street congestion

There is no doubt abbut,the"eitent‘of‘existing'congestion
on the e¢ity streets and pavements and the need to create more space

.for pedestrians and vehicles, even if there were to be no increase in

working population and activity generally in the city centre. If the
whole of the city centre were to be redeveloped up to the current

‘permissible densities of 10:1 or more, there would undoubtedly be a

great incresase in activity. Since 1956, only about 24% of sites north
of Xing Street: have been redeveloped, about 13% of sites between
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King Street and Park Street, about 7%% of sites south of Park Street
and about 9.3% of sites in the city centre as a whole. Thus a good
deal of further redevelopment is possible. The average floor space
ratio of buildings erected prior to 1952 was 4.7:1 whilst the average
floor space ratio of buildings erected after 1956 has been 10,6:1.
These Ffigures illustrate the major financial problem which the public

- authorities will face in-acquiring land for street widening, etc. etc.

as end when the city centre increases in density at current standards
in use, . ‘ ‘

7 Over the past 12-18 months as a result of a rush on the part
of landowners, developers and their architects to secure development
approvals at the current standards of 10:1 before a reduced base
ratio micht be introduced, it is believed that enough building
approvals have been given to cover demand for a conciderable number
of years to come. - In fact, developers and architects have expressed
concern that the building industiry could not implement the level of
approvals, and that many of the approvals might lapse under the law
which limits the period of validity of an approval.

6. Current Poliey

The policy originally proposed for control of floor space ratios in
the City of Sydney Planning Scheme area is that laid down in the
Minister's Exhibition 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 9 of the Ordinance, where the floor
space ratio is 5:1 with bonuses to 8:1, = e

In respect of other Business and Residential zones outside
the County Centre, the following ratios apply:-.

‘= General Business (3(a)) vesecoss 281 but where a
building is used partly for residential and partly
for business, a bonus of 1l:l, givinz a total of 3:l.

- Neighbourhood Business zones (3(c) and 3(3)) ceveceos
ratio of 5:1 for mixed residentisl and business
developnment.

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

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

7. Objections lodged at Public Inguiry against density standards
(Ploor Spaee Ratio 10:1 + bonus 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 recommendation on Clause 45 that
the base floor space ratio in the County Centre zone be reduced from
10:1 to 6:1, and bonuses be increased to a total of 6:1 (making a
maximum possible floor space ratio of 12;1)e The reconnendations were
largely based on submissions made by the Royal Australian Institute
of Architects (who argued that 10:1 was too high, would cause more
congestion, and did not give enough bonus to encourage developers to
provide public spzce or to amalgamate sites into larger uniﬁsg.‘.The
current Chapter of the Royal Australian Institute of Architects
however, ton a different line and was one of the prime movers in

- enieavouring to persuade the Minister last year not to accept the

//2 s o eceo0e



Authority s recomnendations to reduce the base ratio to 6:1 w1th ‘a L f:~

- exhibited,

various bonuses up to a. naximum of 12 1.

The Commissioner's recommendations were placed on exhibition
because they were markedly different from the standards originally .

The -Authority reported to the Minister on representatlons'

- received and made the following recommendations to the Minister: with_
~respect to density standards to be incorporated in the City Scheme, Ny
The recommendatlons were as follows:- : :

' (a)

(b)

(e)

(@)

,('e:)' 8

,County Centre Zone

A base rafio of 6:1”instead'ef 10:1,

A bonuu of four tlmes the area of any space
‘made available by the developer for unrestricted

“public use for movement or amenity, whether at

sround level, above ground, or underground, or f,v'

’ by air space development constructed over or

‘under streets. This covers road w1den1ng, plazas,

pedestrian arcades, etc.

A bonus of twice the site area for gites of not

‘less than 60,000 square feet (i.e. to encourage .

site amalgamation into blocks of land big enough
to provide better layout for twentieth century
needs in a city centre). . ,

A bonus of twice the site ares for incluSion of .
residential use in a mixed re51dentia1/commercial g
develooment, s » :

' Base ratio plus bonuses not to exceed 12:1.

(NOTE: Australia Square is an example which
would reach 12:1 under both current policy, and

the above proposals,)

‘General Business Zone 3(a)

F,5.Re  3:1

?onus of twice site area for inclusion- of

residential use ia mixed commerclal/residential
scheme,

‘He;ghbourhood Business Zones.:

P.S.R. 33l

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

Residential 2(b), 2(d). 2(g) Zones

C F.S.Re  2:1

Residentlal 2(c) Zone (Klnps Cross\

F.SOR. 4:1 (Assumpticn being that development

» here would tend to be a commereial .
podlum with specialised r931dent1al
use above.)

‘Vg Qgggg of twice sife area for S1+es of 60, OOO Square

feet or more in area. . S
/4v......




(£) Residential'Q(e)‘Zones’

F.S.Re  4:1

" (g) Residential 2(f) Zones
F.S*R."zrl e

Bonus of twice s1te area for residential use
included in a mixed scheme."

(h) International Hotels s

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

(NOTE. ‘The standards above nay be exceeded only
‘Wwith the concurrence of the Minister.)

Be Method of calculating permissible floor space

. The floor space area will be defined as includinr all walT
thicknesses, ducts, vents, corridors, staircases and lifts, but as
not 1ncludinn . -

(2) any car parkinp space in the building prov1ded to

.~ mecet the standards required by the responsible
autnority (but not such space: provided in excess
thereof) or any internal access thereto, '

" (b) space used for the loadin or unloadinor of goods':;~

(e) 1ift towers, coolinﬂ towers, machinery and plant -
rooms and anv storage space related “thereto; and

(d) any space made available for unrestric ed public
. _use. Sl

9. Further representations arainst recommendations in vara. 7 above

, In March 1969 the terms of the Authority's advice to the
Yinister became published in the "Press". before an offlcial announcement
had been made by the Minister. : :

Opposition to the revised proposals was lodged by the7
following.- : | .
(a) Wr, E. Graf'(Stocks & Holdings Lta.)’,
(v) Building Owners & Managers Association o
(c) Real Tstate Institute of New South Wales
- (a) Institute of Real Estate Development
(e) HMaster Builders' Association

(£) Royal Australian Institute of Architects
- (N.S.W. Chapter) .

(g) Mr. L.J. Barrdclough, M.L.A. on behalf of R
g Mainline Construetions Ltd., ¥r. Graham Thorp -
(Architectx ‘Building Owners & Managers Association.

B (n)"Mr. R.¥. Normen, Bank of New South Wales. |
Organisations (b) (e), (a), (e) and (g) did not lodge

objections to the proposed reduction in the base ratio to 6:1 when N
“this recommnndation was on exhibition.iii : S s




‘ ~ The- Bullding Owners & Managers Association comprlses
,49 member firms but none relaiing to the ordinary landowner, Only
3 member firms lodged objections originally but only 3 mede general
revresentations about the reduction of the base ratio to 6:1.‘ The
rest were. concerned with particular properties either inside or - .
outside the County Centre.. Stocks & Holdings- ‘Ltd, was one of the
~three who did meke specific objectlons.

‘ D1scussions took place w1th (a) to (f) 1bove and ‘as a
oonsequence.-j‘

" (a) The Real Estate Inetitute of New South Vales
T "The Institute of Real Estate Development, and
“+the laster Builders' Association 1ndlcated that
their views would be met 1f.-,' : :

*(i) ‘the block bonus was graded, starting =
from a lower 1eve1 than 50,000 square
: feet,

(11) the time during which development aoarorals
’ remained valid was lengthened (i.e. longer ~ -
jthan the one year 1n the draft: ordlnanoe),, Jnd»;rv

(ii1) 'bonuses were avallable to small sites also. —

(b) The Building Owners # Managers Association concentrated E
meinly only gettlng the metxod of Calculation cnanged.,g. o

(e) The Royal Australian Institute of Archltects (N S. E.f,_
Chapuer), after lengthy negotiations, indicated they.
would support the revised proposals as an interim code
(to be reviewed when & comprehensive physical plan for
the City was completed) sub]ect to,- ,

(1) bonuseo be allowed for small sites also,’,}f

(ii)— bonus for retentlon of b111ding of hlstorlc
' etc. merit in a schemes : :

(111) modifications to the metnod of calculation
to allow for 1lift wells, fire stalrs, and
thickness of external . walls‘ and

»(iv) block bonus graded to start at a lower level.

() mr., E, Graf and Mr. R.W. Normen (Bank of Few South
Wales) have not w1thdraWn thelr opoos1t10n.

| 10. Recommended modlflcations to Clause 45 hav1ng regard to
representations recelved : .

The representations lodged would be reasonably et if the
Minister agrees to modify the proposals in Clause 45 of the draft
City of Sydney ‘Planning Scheme as follows:- S

(a) Block bonus tor sites of not 1ess than

(1) 15,000 square. feetn~;; .5.1:
©(41) 30,000 square feet ~- - 1:1
©(i41) 45,000 square feet = 1,5:1

" (iv) 60,000 square feet -  2:1

: ﬁjv/6~;;..l.il
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'frontage)

11(0)"

Bonuseu for small sites (1.e. less than 50 feet

Bonuses will be available to all sites where the ;ivf
c'requirements for a bonus can. be met._ » v R

Bonus for retentlon of buildlnvs of historlc Or PR

architectural merit

‘fWhere a‘dételopment'schemeﬂprOVides for the
- preservation of a building or buildings of -

historic or architectural -merit, a floor space

bonus equivalent to the area of the develooment

site (I.e. 1:1) shall be avallable.;_.

Time after Whlch development approvals will

_‘lanse if not implemented

:It is reasonable to extend the perlod durinn__tfﬂf7"

which development approvals may be implemented

to three years. Site amalgzmation in city. centres

.. may have to be Spread over some time, and leases .
have to be termlnated before development can begln.u#“

The ob]ectors have complalned about a period of

one year during which development approvals remaiﬁ
valid, In fact however, the draft ordinance o

"—(Clquse 39(4)) states that development approvaIS'rf

',r(e)‘

;'g;25Q2Q by the net area of the site which is the:;=j
A subg c¥ °f the development application.‘ :

‘under the ordinance will lapse if not subSUantlally'
‘commenced within two years, whilst the Council may -
extend this to a maximum of five years, The-

objection is therefore partly mlsCOncelved. The "

certain period of validity could however he extended

to three years with an cxtenslon to five veers at

_the Council's optlon.

HMethod of oalculatlon for floor space ratio purposes'

The floor space ratio to. be‘the total floor upace:t:‘

of the proposed building as measured over ‘the-
external dimensions of the building (i.e. including

all external and internal wall thicknesses)‘and at
all levels including besements, but excluding: - =

- 1ift shafts, firestairs and fire isolated .
'~ passageways leading from stairs to open air,:
. measured from the interior faces of their :
enclosinp walls -

-~ plant and machinery. rooms, and’ any storage
' space related to them

- car narking space in the building requlred by
the responsible public authorities to be
'prov1dsd, including internal access thereto

- space for loadinp and unloadlna vehicles

- _bank stroncr rooms, vaults and security areas

‘The concess1ons will mean e greater total level of floor _3
space in the City and thus a bigger programme of highway etes improvements

VARTISITE




»“will‘be'needed. mhe cnanun 1n the method of calculation will i
- have the greatest: effect, and poses a question as to whether the !
base ratio should be reduced to. 5: l leav1ng a8 maximum of 7 1 to  !

~ba_ earned by bonuses.‘v-,r

! 511.'.» Theqe notes are. distributed to members of the City Coun¢11
. to facill+ate dlocussion w1th the Authority.—,

SmATE PLAHNING AUTHORITY OF N.S. W.

 J.P.P. KACIREK -
~ CHIZF PLANNER
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