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DIFFERENCES BETWEEN THE SYDNEY CITY COUNCIL
 AND THE AUTHORITY., =

; THE PURPOSE OF TﬁIS REPOPT

T -Leaders of the Clty Council have, in recent times,
" made public statements, reporited in the “press', which are -
... increasingly critical of the Authority, and 1mp1y ma jor confllct
. between the two bodies on development decisions.  This report .
o , _ summarises the nature of the differences; and is submitted, at
L S . . the Chairman's request, for ;nformatlon and such act:on as the
E : = ‘Authority may consider. approprlate. ' :

;THE BROAD NATURE OF THE BIFFERENCES

} g ’ - 2. : The dlfferences przmarlly revolve around the quastlon o
o : = of offlce development, and the apparent readiness: of the City
- Council to grant development approvals for offices in a pattern -
which appears 11ke1y‘to aggravate the tvansportatlon problems of
the Inner City, and in conflict with ‘the objectives of the S
Strategic Plan which the Council caused to be prepared to attempt
to 1mprove the effectzveneﬁs -of the metropulztan centre.vx ‘ :

3. R . For the most part, the‘areas of confllcﬁ have been
occurring in Woolloomooleo, and in the: :nﬁustrlal and other :
‘zones in the southern parts of the cluy. Paragraph 9 explains the'
problems in the Wpolloomooloo area. Paragraphs 10, 11 and .12 -

.“deal with the problems in the zones outside the bounzy Centre:
zone in the prescrlbed planning scheme. :

L, o Whllst the Clty Ccuncll ‘has 1aveTled 1ts publlc
.eériticisnms at- the Authority; in- reality, the ‘Authori ty g role .
._1n this matter is more. 1n 1ts re]atlon to’-' Lo - ‘

(a) The Helght of Bulldlngs AdV1sary Commlttee.~
(b) The State Transportatlun and 1va£f1c Authﬁrlﬁles.

o B 1 A The former is an’ 1nd€pendent body advi&lng the Mlnlstero The
i : ~1{Author1t3 merely provides.the necessary administrative SGTVlces
and does not partlclpate in the dPGiBlOR maklRSw’“;‘g'

5. . With regara to h(b), the Autho”lty is . represeroed on
~the County of Cumberland Passenger Transport Advisory Commlatee.,-‘*

. . The Conmittee is respon51ble for met;op0L1tan traffic and .

" " ‘transportation planning; and for the conduct of the Sydney Area .

: . - Transportation Study Wthh aims to ‘provide the- Government with a
‘basis for a programme of - transportatlon dévelopment which will
solve current congestlon problems ard bring about a- balamced .
;trarsportatmon 5jstam for the empundlng urban regzon of Sydney.

6. ) The - greatest problem is the congsstlon uauaed bv
 massive commuter movements to the “large concentration ‘of sork’
‘Aplvces in the Inner ‘Citye Offlce Jobs, doninate Central City

melovment (sbout 60%).  The Ccmmlttee is concerned that curreut”

problens sheald net be made much greater: by widoayre ed office S

develnpnent ¢omniiments inadeguately’ related to public uransgozi~; :
- before the funuprr;atlon Study has demonstratcd vhat ike :
mfbul Lquenura ® ll he te movement 10 aﬂd f?oﬂ *he Inner Cﬁxy.

/z b. 'y S
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SYDNEY REGION OUTLINE PLAN OBJECTIVES
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To date, the Authority has not based any of its 1

decisions in the City area directly on the need to divert
office development to dispersed cantres in the Regionj nor
on the desirability or otherwise of bringing general density

.

levels down even below those standards recommended by the
- Authority to the Minister on the City Planning Scheme., It
is, however, important to recognise that the principle of
ﬁ(ér dispersed office centres is a fundamental recommendation in

7"“4,' rce of eacd the Outline Plan; as is the need to avoid over-building in
‘Zf?’— ¢z¥'c¢=y4é1' the Central City to the detriment of effective and economical
A 4ﬂf*’"f transportation and traffic circulation, and also to the
. detriment of achieving a high standard of environment for the
- centre of metropolitan Sydney as a world city. These are
. regional planning objectives which any more detailed ,
planning and development inside the centre should acknowledge.

8.

The Authpritj has; for many years, tried to encourage

fZE /6;%;;4fi, rublic acceptance of much lower building demsities than hitherto
¢ ' : practised; and it is fairly evident fromyphysicalrresults,ncw
that it will be extremely difficult to achieve good envircnment

(e - S
¢Lﬁ:¢¢9/’r ‘ ?( if the general average of densities_ exceeds HIl (probably the

vresent average over the whole centre).

g.

(a)

(b))

WOOLLOOKOOLCO AREA

The City Council has resolved to adopt the “oolloomooloso

Redevelepment Plan - prepared for the former City Couucil by the
Authority's staff - as a general guide for development controli-

With respect to the major redevelopment scheme of
11 acres by Mr. Londish, the Authority and the
City Council ars broadly in agreement in- the
decisions so far given.

Victoria Point Project (Ghief Planmer's Report

Ro.117/71): The differences with respect to

this project are that the City Council wishes
to give approval to:~ . » R

(i) Inclusion of 190,000 square feet of
offices in this primarily residentizl
project, whereas the Redevelopuent
Plan recommended Residential 2(b)
‘zoning in which offices would be
prohibited. (It is necessary to set
an overall limit on the extent of.
offices in Voolloomooloo because of
the commuter movement problems.)

The wain reason is that, in exchange,

the developer is undzrstood te te

ready: to provide a publiz parking

station free of cost to the City Council. -

(i1}  The Counzil wished to plve a higher
density than the 7:1 (approw.l,
which would bLe applicable under the
Woolloonooloo Redevelopment. Plan -
presumably on the grounds fthat the
free provision of a parking station to
the City Counuild warraated s special N
hGnnes i ' /%
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.,(iii) he - He1ght of Bu11d1ngs AdV1sory i

: ' ommittee and the Authority have - =
oukts about the very high buildings. * =
€h70 ‘feet above Victoria Street level)
as. seen from the Harbour, especially

§1nce the opposite side of Vietoria

treet is subject to height llmltaulons,‘I*;
nder the prescribed City of Sydney Planning
Scheme, of a maximum R.L, 200, feet above mean -
‘high water mark (or- approx1mately 100 fee%
‘above Victoria Street level).,,

o dateL reither. the Authorlty nor the Helght of‘
Buildings Advisory Committee has felt that an ‘
' excepul,n to the Study is warrantedglll‘:H jukff?

.. {c¢) South Side of William Street' The Woolloomooloo
v . -Redevel pment Plan -envisaged creating an 1mp081ng
i bouleva?d in William Street. The present City -
Counc11|13 a strong advocate of this objective
~and ‘they have had a plan prepared for it. In b
order % help achieve the objective with minimum =
“cost to ‘the ratepayers, the Council supports :
. two major redevelopment projects in-the Resxdentaal
- -2(b) ‘zone' on the south side of William Street. .
. The schemes would apparently provide for dedication -
- of the land needed to widen William Street . but they
-+ include substantial office development eqnx%alent, in
- total, ﬁo spece for approx. 7,200 office workers. The
7 zoning in the plannlng scheme would have to be -
- changed to permit this. - One scheme is by the Church
~of England Property Trust. The ‘other is by Home.
‘Units Piy..Ltd. The latter: is close to the new. .
Kings: Cyoss Raxlway Station, . : 5

'The Aut’orlty has’ 1nd1cated to the Clby Council ‘_

. that it/ is not prepared to concur with either. of

“these s hemes, having regard in particular to the.

necessi Y “to limit the office workforce in the .~

area to|a maximum level of about. 35,000 becanse

of transportation problems as at. present foreseen.

‘be difficult to refute the cﬁarge by T
Hr. Londish that he is being uafairly treated in. ,

?”ihe Count ty Centre north of Woolloomooloo by. hav1nu S

o -an office -floor space limit impésed on his scheme '

at a lo:er level than he would like, if further

. areas. siuth ‘of William Street were rezoned to

“Commercial to permlt substantz&l offlce developﬁén%a?if_

 The problem: includes the element of . actlng fazrly :
. and ceun 1&tently within the llmlts adv1sed b; the
Transpolta tion authorltles. . - L T

1

'10» . The Clty Counczl wx&hes to approve a large numner afjf} -
office’ p*oJoﬁto in’ the Indnqtrlal zones of the city, untQ141ﬁh:Q*:'
~about 3 million square Teet, and enough to accomodate about

30,000 workers, The Authority has refused to concur and, as

-matier- of pollﬂyg ‘has resolved that offices in Indush@:aT e naE.

should be confwne _to offlceo anr111ary to the pleary nie: Qf ,he

TAT 3 ovrs 37[ff‘j7”’g¥fﬂl~f}}}jf{?[ *4}5*;}nﬁfj o

3 .. /“t‘ w
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11.j L Whllst offlces are not actually prohiblted by the i _?fl"'

t

- planning scheme, they are not within the splrwt of the zonungv‘ ‘.*7

intentlons of prov1d1ng zones for 1ndustr1a1 use.‘;,.»;

12. A w1despread scatter of cfflces on thzs scale unrelated'j
to public transport' : S R T P

' (a)A;Is 1ncon51stent w1th the Counczl's own adopted :
objectives in the. Strategic Plan to concentrateff'
offices mainly within the County Centre" "splne"

- between Central Railway and Circular Quay sq as '
‘to support improvement of public. transport;>and
also to achieve improved environment there,‘by

- steering development growth 1nto the southern
end of the County Centre. R -},

. ’;- .

R ﬂ (B)('W111 aggravate, 1nstead of 1mprove, the preSenf

;traffic and transportation congestion problemsj.
and this at a time when the Sydney Area’ Trans- e
. portation Study has- yet to assess the nature of
- _>f<metropolltan transportatlon problems and nee&s:
' and o . S : |

‘(c)i,wldespread encouragement of offlces, wxﬁhout \W7J\'§:7  
©. 7 limit in other zones as well as in the County

 Centre, can only serve to rednce. the prospdcts‘v
' of sterring offices to d1spersed centres in. tné

'

"outer areas. of the Reglon.4 R N R

WETHODS OF CALCULATIHG D“‘NoI‘I‘IEu

13. " . Chief: Planner’s Report No. h8/72 {attachedb outlznad

a conflict between the City Council and. the Authority and Height

of Buildings" Advzsory Comnittee on the method of calculatmng

- floor. space for density control porposes. The Authority, and
~Height of Bulldlngs Advisory COmmlttee, have long used "grogs' .

. measurement to include-thickness of walls. “This is 9stablzshea :
practice usgd throughout the State. The Citg Councml ~ on the

advice of ‘the Strategic Plan consultants ~ ‘wants to luse net .
measurement - ise. excluding wall thlcknesses and 1mft wells.,;\

j*lh ' The important issue is
80 long as the Height of Buildings Advisory Committee-is
~ unwilling to change its present method of measuremepv, the’ City
. Council should be required to conform to it. There is no. reason
Nhy the City area should be treated dlfferently frem other areas.
.fhe current 'gross" method of measurement is also- 81mp1er. Ho ‘
‘real evidence has been advanced to show. that current method5 ot

jeity) and conslstency. -

measurement havs lnhlbltvd good bulldmng practlce. “(_

ﬂ.lﬁg ' Anv cepflwcts and 691hys on’ part1cu1ar cases for this:f'
“reason have. neeu mere dus to the fact that the Clty\Councml has ~

adopted a nem method of: measurement kncW;nw ‘that the ‘Height of -
Eulidvn Advmuorj Cowmxttee ‘will still be using. awdliﬂuren+,

“method whan nlgh,bulldwngu (most office buildings tend now. to

be over. 00 fevt hlgh) come before 1t f01 uaclﬁnen.(¥'f¢

-
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16. This report is submitted for 1nformat1on and furthsr
‘consideration by the Authority as to approprlate action apdg -
in partlcular, I RECOMMEND:- . o . . ;7:u”

(a) That the Authorlty reaffirm the general approach 3

oo it has taken as a matter of policy and which is fe~ 
‘reflected in the particular decisions up to this '
point about whlch the Clty Cnuncll is not satlsfied.'f

(b) That the Authority offer a general dlSCﬂSSlGB wz#h .
the City Council and full Authority inm an endeavonr 'f
to clarify the nature of the dlfferences between L
the two bodies. : »

(c) - I also recommend that the Authority reach a deeiblon e
on the recommendations in Chief Planner's Report No. .
48/72 in order that the area of uncerta1nty be r@dﬁﬁ#&»

Files: 1/1 D 1278
1/1 D 3108

181 J 5/2/1/1
K9/3 Pt. 2
181 J 5/1/7 -
K9/7
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CITY OF SYDNEY STRATEGIC PLAN - DENSITYqé%?i:“‘<:uJQC.

CONTROL - FLOOR SPACE RATIOS

1. The Authority considered the attached Chief Planner's
Report No. 48/72 at its meeting on May 26th, 1972. Alderman Port
commented upon the recommendations in the Report and, as a
consequence, the Authority deferred a decision and asked for a
further report on the matters raised by Alderman Port.

2¢ Chief Planner's_Report No. 48/72 is now brought back
to the Authority for determination with additicnal commeat on
the matters raised by Alderman Port. - o L

3. The Authority was asked to reach a policy decision
concerning three matters:- : ' :

(a) The method of calculating floor space ratio.

- (b) The question of applying density control to
E international hotels. ~ '

(¢) The question of applying floor space1bonuses for
parking stations.

INTERNATIONAL HOTELS

b, The Authority's original advice to the Minister was that
density standards should not be apolied to internaticnal hotels
(i.e. hotels which have to provide a wide range of public rooms and
services as distinct from motels which are primarily sleeping places
with miniual public rooms). ' The number of such hotels likely to be
built is iimited; their . economics and operating requirements are
rather special; and it is better to deal with them on performance
standards, i.e. the appropriateness of the development itself in

relation to the site and surrounding lands. .

5. The Authority was recommended to adhere to its original.’
policy advice to the Minister. Alderman Port did not raige any
guestion about this matter. ‘ : <

METHECD OF GALCULATION OF DENSITY

6, Before the Authority considered Report No. L418/72, the
Ciief Planner requested deletion of paragraph 11(e), i.e, Lift
wells and_fire.stairs as exclusions.

7. Alderman Port questioned the use of gross floor spzace
measurenent and said that the City Consultants had recommendzd
measuring net floeor space, i.e. excluding the {hickness of wails
and also excluding 1ift wells. He suggested there were two pesic
ressons in favour of adopting netl floor  space mecasurcments and
excluding 1ift wells in the calculation. He suggested that gross
{loor space measuriement discouraged the. developer from adooting
Gesicns for external walls which would allow projections to shade
winpdaws in. the sunner. He zlso suzgested that if 1ift wells had
‘Gihe inclodéed in permissible floeor spuce calculations, then
depelopers would goconomise by putting in fewer lifts.than they
othervise would have thoughi desirable. ‘ ‘ :

; P ‘ AR e 2 s
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Supplement . .
Chief Plani®r's Rerort No., 48/72 ,

of 23rd May, 1972,

8. - Both these arguments were advanced to the Authority by
the Royal Australian Institute of Architects and the Building
Owners! and Managers' Association at the time of the original
negotiations requested by the Minister on density standards.
Heither body was able 'to advance any real evidence that the
external design of the many of fice buildings, which have been
erected in recent years, or the provision of lifts, had in fact
been constrained or less. than adequate as a result of these
limitgtions. g

9. The adoption of gross measurement not only has the
advantage of simplici&y and can be established before the
detziled designs of the building are formulated, but it is the
method long adopted not only by the Authority in all areas in
which it is concerned, but also by the Height of Buildings
Advisory Committee. Whilst the Authority did suggest to the
Minister at an earlier date that, as a compromise, the method
of calculation could exclude lift wells and fire stairs (but
this pight require amendment to the actval standards of floor
space ratio adopted), the Height of Buildings Advisory Committee
does not allow this exclusion and there is no reason to suprose
that they will do so.

10. . In the interests of clarity and simplicity for developers.
and public alike, it seems desirable tc have consistency in the

m technigues of msasuring densitye Therefore, the Chief Flanner‘s
recommencation in Report No. 48/72 wes that the method of
cslculation be on a gross floor space basis, i.e. the overall
measurement.includiﬂg the thickuess of all walls, including
external walls, and ‘that lift wells and fire stairs be not allowed
as an exclusicn. As indicated above, no real evidence has been
forthcoming from &ny‘authoritative body to demonstrate that these
faotors heve inhibited good building practice s0 fare. g

: FTLOOR SPACE PONUSES FCR PARKING STATIONS
1. Llderman Port elaborated on the perking policy; as
advocated in the Strategic Plan, vhich includes offering & floor
epace honus of 400 square feet per unit of financial contribution
per car 8pact. : . :

A; 12 in any large commercial area where there are problems

;Zzz;suéh‘éfnf 5 of traffic and transport congestion, it is sound policy to limit

the permissible guantity of private of f-street parking in buildinge

arnd to expeot developers and building owners to contribute

financially to the cost of suitably placed public car parke.

This helps to reduce the guantity of vehicular circulation in

the local osireets and enables ths overall quantity of parking to

be related te general {ransportation and highway policy. To offer n
floor space benuses as an jnducement to further such policies seemsi|
ilikely %o reduce their effectiveness. The additional floor space
offered sinply adds an additional traffic potential. It is worth

27n0§ing tput the standard adopted by the Civy Council for many years
E;;; ~K;jf for off-cirest private parking was one car space to every 1,500
W sguare feel, and this presumably reflected their assessment of .
' demande ‘ ' ‘

m S

13%. Wo new {actors have been indicated by Aldermon PO

Yend me to change my recommendation in parapgraph 16{¢) of Re
oo 43/72. o :
I R

|
| : 1o yn g ' F.P.F. RACIRER
File: 181 7 5/2/1/1 - CHITF T 2

W
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CHIEF PLANNER'S REFPORT HO. 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
conce?ning density control as it affects the City of Sydney, so that
decisions can be taken and communicated to the City Ccuncil. Two
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 vwhether it is appropriate to offer
floor space bonuses for the provision of public parking areas by
deve}opers has not éo 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 érew 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 pointb brought cut in the discussion on the Chief
Planner's Report and to provide a basis for subsequent discussion
with representeativds of the Council of the City of Sydney. There
was & meeting with representatives of the City Council but no elezr
conclusions were reached since the discussion was primarily directed
to the list of development applications which were contained in the

Addendum to the Chief Planmer's Report.

3o Chairmen's Report No. 27/72 of. April 10th, 1972, made
certain representa#ions 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 Avthority resolved thati-

- (a) 4As e general policy it was not prepared to concur
" ‘ in the erection of office buildings in Industrial

| ZONes.,
(b) It would raise no objection to the esrrying out
: of such development where the Sydney City Council
‘had giﬁen an unconditional approval prior to the
‘ date of prescription ¢f the Sydney Planning Scheme
o (i.e. July 16th, 1971) when the concurrence of the
1 Authority was not required to be obtained.
f |
| L | ,
€ (¢) 4 further report be submitted regarding the remaining
i . matters raised in the Chairman's Report Hoe 22/725
| | . .
- |
b,
H . 2k &
not decided by the Authority werei-
! (a) . The huthority was recomnended to conenr in applic~ .
J ations for oifice use in Industivisl zones within
s 4 ; e . . .
the City of Syéney Planning Schene area where the
office uvse iz ancillary to the iandustrial use and
gdoes Not exceed 25% of the totel floor space in
Cthe building.

The remaiping recommendations in Chairman's Report No. 27/72

I ) .
- ) ] ! B e, . /C. evwe
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Chief Planner's Report No. 48 /72 V ' .

of 23rd May, 1972.

-

(b) The Authority was recommended to limit fiooi space
. ratio generally in Light Industrial zones to 2:1.

‘ | N Y -

S . With respect to 4(a) above, the principle of agreeing to

ancillary office use to the primary use of a zone 1s}desirable.
and the Authority is RECOMMENDED to adopt this approach 2s & policy.

6, . With regard . to 4(b) above, building density control is a
very inexact rule so far as industrial development is concerned,
because there is & wide variation in the relationship between
industrial floor space and the workforce and traffic it may generate.
Other than a limited category of industries such as printing and
clothihg manufacture, 'industrial develeopment seldon takes place at
high floor space ratiods. (In outer areas probably no more than Y22le)
For the time besing, if a density limit has to be established as
policy, then a floor space ratio of 2:4i, as recommended in the
Chairman's Report No. 27/72, should be adequate for most cases.

The Authority is, therefore, RECCMMENDED to adopt this standard as

a matter of interim policy.: - - , : i

- : The City Comncil's Consultants’ recommendations ‘on density
standards are complicated and the general levels ofﬁdensiﬁy‘obtainable
will need to be considered carefully in relation to traffic and traunspor
capabilities and, as indicated in Chief Planner's Report No. 9/72,

will need to be reconﬁidered ghen the Sydney Area Transpertation

Study recommendations are available. In the meantime, there are

certain aspects of density policy which should be determined firmly

aow so that the Gitnyouncil may be aware of the Authority's attituds
&aad of that of the Height of Buildings Advisory Committee. They arei-

(a) Method ef measuring floor space for‘dénsity
calculation. : '

(b) Density standards for interhational'hotelgo

| ‘

(¢) Flocr space bonuses for parking areas,

L |

METHOD OF JALCULATION OF DENSITY
l : ) ) ! ¢
8. he AutHority's advice to the Minister for Local Governmani
on the City of Sydney Planning Schemewas that floor space should b
ross floor spece, i.e., the overall measurement including the thichness
of ail walls, including external wallss This practice has long bveen
adopted by the Heigﬁt of Puildings Advisory Committee and also by itre
Authority in dealing with buildings both within the City of Sydney and
elscwhere. - . S ; ‘

9. Ehe City Council's Consultants!' recommended that the floor
space measpred should be .met floor space, i.e. excluding the thickness
of external walls. This results in a usable fioor space about 10% or
more highek'than thet calculated on a. gross floor épace basis.

10. ' %t is‘undésirable that there should bs differences'in nethod
of calculation as between one part of the State and another. Consistenc
is necessary for clarity to the Geveloper. There is no good reiscn oo
depart from the "gross fleor srace basgis' in ealculating dgensity. Ths
Authority‘is, therefore, RECCHIINDED to adhere to its existing wollcy
of measurement on a gross floor space basis, icee including the
thickness of externél'walls@' - ]

| B o ‘ K ‘ ' : . ‘ B A/}_geo‘
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of 23rd May, 1972. |

3 ...3-
1l. Appropriate exclusions from any calcul&tio@sﬁwhich.were
recommended to the Minister for Local Government by the Authority
in the original negotiations on the City of Sydney'Pyanning'Scheme
werest-= ] : : i
§ | < - o
(a) Car parking space required by the responsible
authorities including internal access thereto.
) ! ) I
(b) Any space for loading and unloading of goods
'vehicles., ' o :
(¢) Machinery ana-plant rooms and any storage space
: related to them. ' |
(d) Any space made availab1e=f6r unrectricted public
UsSee ’ . “
(e) Lift wells and fire shairs.
These deductions generally conform with the recommend¢tion5‘of the
City Council's Consultants, although at present the Height of
Buildings Advisory Committee does not exclude 1ift wells and fire
stairs. The Authority is RECOMMENDED to czonfirm the exclusion of
(a) to (e) listed above for the urpose of calculating flcor space
vatic and to invite the Height of Buildings Advisory Commitiee %o
consider allowing 1ift wells and fir: stairs as an exclusion.

1

INTERNATIONAL HOTELS

la2. The Authority's advice to the Miuvister was that inter-
pnational hotels have special operating reguirements and rather
narrow economic limits. Therefore, it wes jnappropriate to aprly
normal density standards applicable to othor uses to international
hotels. They should be excluded from any density standards and.
examined on performence standards’ alone {i.e. the appropriatenecss
of the development itself in relation.to the site and surrounding
lands)e. ,

13, The City Council's Consultants have built iﬁ;floor space
bonuses for international hotels into their general standardse As
a result, there is a very compleX arraugement of varyimg base ratios
depending on whether they do or do not include hotels and also
pdditional bonuses for the development of hotels. This makes density
standards much more difficult to understand and to operate.

. 1 R
k. The Authority is BECOMHENDID to -adhere to its original
policy advice to the Minister, namely to exelude international
notels from any floor space ratio caleulations. Ng— maeil waoinsy

s’boﬂek

FL,O0R SPACE BONUSES FOR PARKING STATIONS . SPh 200

. The City Council's Consultants - recoumended offering floor
~ace boruges in lieu of financial contributions to the Council for

e provision of parking spaces in public car parks. They recommended
‘bonus of 40O square feel per unit of financial CQntribution‘per coxr
e, with a maxinum bonus of 2:il. Parking policy - including botin
financing and the distribution as between publiclaﬁd private

W1

s

£

4

mn W oo

g
[ IV I i 1)

varking - is essentially a metropolitan {ransport planning issues
: . I . 1 )3 g
Purking control in the main City Centre is one of the most imporiant

T 5 5o are ofl Loueds o pected o auntd SHIS
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weapons by which a balance can be struck between the?capacity éf -
the public transport system, the main road system and the internal
street system to efficiently handle movement. I consider it wrong,

e e *
e 'é A f{on‘; in principle, to offer floor space bonuses for parking stations

i f,where developers happen to be willing to do so. If private finance
) f{gﬁ: opinien_1o/" ig to be obtained for public parking stations, with & restriction
r on private off-street parking, then the Council should consider

levying a special rate or obtain some other powers. I would not
recommend bonuses being offered for parking space provideds -

&
=
T RECOMMENDATION

16. The Authority is RECOMMENDED to confirm the following
_ policy decisions on floor space ratio control, both within the
, : o City of Syaney and elsewhere:- : '

(&) Method of Calculating Floor Space Ratio

| : _ ‘ That the method of measurement of floor space be
L ‘ grocs floor space (i.e. including the thickness of
| : ' walls); and that exclusions from any calculations
! be wg set out in paragraph 11 of this Report.

o : This recommendation involves confirming advice
i 1 slready given by the Authority to the Minister
: on the City of Sydney Planning Scheme.

(b) Intervational Hotels

The Authority is recommended to adhere to;its
original policy advice to the Minister, namely
to exclude international hotels from any floor

spsce ratio calculations and to deal with them
instend on the basis of performance standards.

- (e} Floor Space Bonuses for Parking Stations

The Authority is recommended to decide, as a ’
matter of vpolicy, that floor space bonuses should
not he offered for parking space made available
by developers. '

i V ;
J.P.F. KACIREK
‘CHIEF PLANND
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CHIEF pLhNNER's REPORTNO° 9/72

‘V’of 17th Uanuary, 1972.t B

ftINTRODUC%IQN

jiraééelabm
- required

, ‘.evaluateq in accordan
'_ »Plan and avmng rega:

COMPENT

_Planner s}Report No.-9 /72 at paragraph 25, the Authority is =~ o
- presently in receipt of a nunber of applicaticns in 4(b) zndustrlal;f B

_ zones with the City of Sydney reguiring concurrence under clause = . .
35 of the City of Sydney Plaanlng Scheme. ' The applic.tlons ocaur T

','in three ?ajor locations., o l ]g_;; L R

'_and den51 jes of 8: 1 and above are generally reques ed
,ccmmercaa‘ office space. : . v

\

O N &

 ;;\} ;55~01iY'oF1sYDNEYsmgarzcic,ﬁnswirfv

. . i : e :
T The Coun011 of the Clty of Sydney has farwaqde&

nt applications to the Authority for concurrence as

under Clause 35 of the Prescribed Scheme and, abt the ,2‘1»-, >
request £ the. Authorzﬁy. has proposed a method ai de: ﬁ;ng thh SR

f;the appl*catlons.

"'2. f_vi - The result of deallng with the applleatlonsxin
, accordance with this method, as well as the affect of. the -
- Council's adopted flgor space ratio code,. is discussed\and

ce with the principles stated in the Stratéglc;'ﬁfhf’u
d to the 1ntentlons of the Plannxig scheme.,‘ _,\-MTﬂ5

' With regard to the problem~expresse& in the :hzef

|

\(1) Rashcutters Bay ( 3 applzcatious - 1;374 000 Sqofo.)fi;*fl“
\(2‘ Pyrmont/ﬂltlmo L5 arplxcatlons - 1.65i,00@ sqefte) -

((3) Surry Hllls = (11 applicatxana - 1 +89 ,503 sq,ft,),:f,iif
| : : :

Cmostly for

L, :k,'Representatlves of the Council at a meeting with Autharzty?ﬁ'”*~

: ;represent tives in’ December, agreed to ban .comnercial o fice space e
- dn industr ial areas, unless it was’ 1ncxdenta1, to the i dustrial - use - .
‘ "of the land. - The. Caunc:l, hawever, has ncw proposed tF
- course of actlon. o : T IR PR

& followxng ‘»*'5*
5. - ﬂ; T deallng wzth the appl;catlans under the Qiky cf Sydney CH T
~P1ann1ng cheme, the Glty Counczl suggest -~‘g i s e LT
(a)'that applzcatians recexved by the ﬁcuncxl bef¢re  ’; 1{’w
~ . 20th -July,. 1971, being dealt: wlth on’ the basi ‘of the
olicy at- the : daze of submission,- (apllycatlo 5 approved
by the Council as the responsible authority,. %llowed AR
| densities in the- range of 8 1 to 1031 for co_'ercla‘g;;*=f '
pffice Lse),:_g . v el T SR

>(33 Plxcacxcns recemved aiter the date of adopt on of the
7 pew eodes (20:12.71) heing dealt wlth on the,#a51s '

[A u“lwaﬂi 1u svgh eodea,' . and e :
-\
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o , .
(c) applications received between the dates referred to
. in the foregoing paragraphs (a) and (b) being dealt
with on the pre-20.7.71 basis subject to it being
clearly demonstrated that approval on this basis would.
not prejudice the aims and implementation of the uew
. codes nor the general principles outlined in the City
|- of Sydney Strategic Plan. o
Proposalé are also made in respect of the new car parking code.
6. | The practical effect of dealing with applications by
. this method is to allow 16 of the 18 applications or approximately
5 million square feet of commercial office space, with a potential
office workforce of 30,000 tertiary workers,in,locatichs'poorly
situated for service by public transport and outside the central
city area now being considered by the Sydney Area Transporation
Study. Any approvals along the lines suvggested by the Council
would be contrary to the Strategic Plan which suggests the following
roles for the respective light industrial zones. - '

West Surry Hills Precinct .C.1

"... A place for labour intensive light industrial and
business services which requires a central and highly
accessable location at low rent,; such as'the;printing,
publishing and garment industries which suppert the
major comuercial and residential activities of the City."
One of the problems is stated as being "gttempts to :
develop office buildings at the expense of essential
BGYViCe sese Uses." :
|

Pyrmont District Del, De2; Do3

Generally the Stratepgic Plun suggests a retention of -
industry in the northern area with residentisl and
mixed residential/commercial as the potential for the
central or ridge D.2 precincts

The B.7 Darlinghurst Precimct

This precinct includes the Rushcuktters Bay light
industrial zone and the potentiel of this area is
supgested as being for residential rezoning to permit
mixed development of motels, apartments and some
commercial services. '

Brewery Precinct A,10

The role is explained as a light industrial area
accessible for goods movement by rail and road,
providing services and facilities suppartiﬁgjthevethcr'
land uses in the Citye. The plan .says chat coumercial
office redevelopment should be discouraged at this
stageo : ' |

Pe | 'Notwithstanding thgsevstrategies e’xp‘lainediﬁ‘the‘Pla‘nB

the floor space ratio code recently resolved by the Council, if
implementaed, is likely-to produce a result contrary toﬁthe Plan.

toel
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* plan, the densities for the light industrial 4{b) zone
G dmxnlstered in- the followlag manner until confirmed b S
plans to he prepared for the various areas, znd that the Authom.tv

Addendum to

8. ' For 1nstance, densities up to approx1mately‘10 1 are
roposed in the Surry Hills industrial zone of which maximum .
. of only 2.2:1 need be for: any use other than commerclgl Off106 £
 Bpaces If such commerc1a1 densities ‘are -allowed, the aims of: the

Strategic. Plan and the Authority to allow llght indusﬂrlal uses

'\in these areas wmll be endangered. 5 2 e *

"9- ' In assessing suitable den51t1es for these 1qdustr1al
‘zones, such that industrial and service uses will not be under .
pressure to relocate to the dlsadvantage of the servlce

infrastructure of the City, it is suggested that much @ower :337”3:2 :v?;A
densities are needed. — Densities of 2:1 for the Pyrmomt and S
Rushcutters Bay areas and ‘%349 for the Surry Hills area), :

-+ considered suitable if ancillary commercial office usel:s restfzcteﬁ
o ,to 25% of the total allowable denszty. | *’1.; 5‘7, ! : -

‘url, AP I
104 ‘W‘ It is recommended that these densltles be ‘ad pted for -
implementation antil’ studles or action plans, as’ sugge ted in the
Strategac Plan, . 1nvest15ate the problems more. thoroughly and '
evidence is produced to effectively control and. guide the prznclples

.fto be sdopted in prov1ding light industrial zones for the gssential.
. servicing of the central area. - Also, until the quney ‘Area '
‘Transporatxon Study has been completed, and 1Ls canclﬁslons asqessea.

11,, | Therefore, 1% 1s RECOH&ENDVD that the Autharity advzse f

~ the: Clty Councll that in dealzno with applicaﬁmpns preéently with :

w'the Authorlty for concurrence in accordance with clause 35 of the Clty 7
“of Sydney Plannlng Scheme, ‘the Authora%y notes the metrod nropoued o
by the Council irn dealing with the appllcatlons, but does not agree
and iy | ‘therefore not prepared to concur in the sdbgect.development

appllnatlons. The fact that development applications |were. received
(but not dgtermined) prior to- publmcatzon of “the btratquc Plﬂn, is

~n0t an adequate reason’ for approvxng the app&&catxons.\ N

; : | ‘
12. c It is further RECOH“ENDED that tae ﬁuthorityladv;se the

‘Council, ‘it is of the opinion that to achieve the aims of the

qtrategls Plan and to conform to the intentions of the%statutarj

should be-
action - -
pruposes to: deal wﬂth the appllcatlons as set oat beloﬂ.» e

e Rushcuuters Bay area “~;.i  ;7 _ Af. : &

(&) maximun densmty 21 T of which only 25
‘ney be used for commercial office 8p ce

. g ; ancmllary to the basic xnduatrxal or‘ :

S e '.serv1ce USBse

(b)'commnrclal o;flca space to be ex clude
A,unless in accoraance vmth abave, __\,n

Pvrmon* area  ~ﬁf”at7‘a~1f~ {ft}\wti “¢ :

_mav be used for commercxal pfflce Bpace
: anclllary to the bas1c 4ndustr1al oYX v .. o
- service ‘nses .{H o .;_u;iry" L

 ‘f(h)fcammerc1a1 offlce space ta he ex clud@d
‘ unless in accordance thh abcve,,;_:[xi Co e
: b ‘ni,»‘,l}“'"f SR

l
|
|
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* i1o£ ﬂ?th Januarv, 19?‘

,;3, surrv H,lis area

(a) maximum dens;ty ot 3 1 ‘of which only 25%

'may be used for commercial office jspace:
-~ aneillary. to the 1ndustr1al or ﬁervlce '
use~r' e o : S

(b) commercial office space to be excludédff‘;f"‘
unless in accor&ance Hith abOVe¢:M STy

trb} €f_hw Ulclmo/Brcadway area

(a) maxamum den51ty 2 1 of which only 25% =
- may be used for commercial office; space _E;ﬁi
ancnllary to. the b&816 1n&ustrial ar o
serv;ce use, o :

(b) e°mm°r°1a1 °ffice 8pa¢e to be exclndédf7'7f"“
unless in accordance hith ghOVe‘ S

s S B 4
N '_suumnnz '~‘,,*12f§*
N - 2R L

 ,13. [;-ié his aodendum 1nvestigates in some éetaml, the problems S

: ra;sed in paragraph 25 of the Chief. Planner'a Repoxt-wo. 9/72 of
LR e ‘t“1?th January, 1972 and recomménds a course of action for: the‘;ﬁ;” ‘

g A Authority to take in dealing with these and future applications
|

\

referred to the Authoruty in the #(b) Industrial zenes of the City*
Acf Svdney. o , T D R

:14. .~ The attentlon of the Antherity is. dwaun te thé poséable,f“
| AT - repercussions of high. density commercial office space locatlng
B e "generally in areas nct ‘intended for that use and unable to be: o
S PO V{adeqnately serviceds . It is calculated that some-5 ﬂmll;on‘square'ijﬁgi .
ot feekof office space is involved in the development & ppllcatxons\;ﬂfr-'”
S . presently under ccns;deratzon which would result in an estlmatea
o B workforce of 30,000, - It is pointed out that not only is this
R - poesibility foreseen’ in the Strategic Plan- Report, ‘but- that the
Council's consultants recommended that commercial offlice space L
* .should not be allowed to occur in the light industrial k(b) zones
"ihut ﬂ;d not a&here to thASrecemmendation in thelr ﬁen51ty Code}. L

Q

Jﬁ&. : 4?5 Therefof99 the method propasea by the cgun01l fer deallng

“with- the present applicatlons is not consideired adequate and ‘the ‘ 3
, appravai of most of this § million square feef of afiice space ia f’;;‘"%/
SO ‘suggested as being wvnacceptable taking into account the Ccuncml' Liinle

i . strateg;c Plan and the 1ntent10ns of- the zon;ng. ,_'* o >

ok The preposed floor space ratlo cade ;s al$a crlticiSed' S
: ”that for the Surry Hills precinct, densities ef up to 9w9°1,rr,‘¥?<
‘are gosq1hle, ‘0f which 7.7:1 can be achieved as ‘coumereial office
‘ppace. It is reccmmended that rloar ‘space ratios should be mue
Ilewer than this .and: that densities” ap to a maximum ef 31t with. ]
o *only 25% of the floor space possible for ancillary office use. . Inf S
‘other 4(b) Indusirial areas it is recomwended that the Author:ty e
ragree to dens;tles of 2 1 w;hh ?5 of anczllary: ’flfe space R
*'{pessable.lv.; , B T S :
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SYDNEY STRATEGIC PLAN OF CITY OF
SYDNEY AND FLOOR SPACE AND PARKI&G
- CODES. AL{I»)TI'G CIERTFROM.

The attached report ~of the Chlef Planner 15

w""bez.ng- submitted to ‘members so that he can have an

: ‘opportvnlty to explain his report and also give an IO RN
- ppportunity to menmbers to have a preliminary . dlscu551on.‘f-}'*f
SBubject. to- the agreement of the membcrs, ‘T propoese: that

“%he ‘report will be- cons1dered 1n ‘more. detall at the Ll
. fnext neebing. . , : : : Sy

2, o The proposals under the SvdnC"°trateglc Plan
- have ‘been .given sone preliminary. consider ation: by the .
. Gounty of ‘Cumberland. Transport Advisory. Commlttee, but

“until further work is done on the transportation study

. .~-it would seem thabt the 1mpllcat10n of. accommodatlnﬁ a .
‘workforce between 340/400,000 people in the county centrn

_‘Tranuportatlon Study is- much further aﬁvance6.5,;;

cannot be adequately assesqed.untll the Sydney: Area

r3. At present tne 1ndlcatlans arp ﬁhat the transportat—?f 

ion faczlltles needed to service such ‘a workforce in the-

" County Centre could be excessive when. ompared with the

<'needs ‘of providing facilities for the. rest’ of the work force,fif

- in. the: bydney Region which could be bo “the.order o6f two o .

;la}mllllon by the end of . the century. Tnis vorhforce Wlll
' fggneed maaor transnort'facllltxes.v“” B R Aeae :

4, It is expeﬂted bhatrthe transvcrtatlon ﬁattern u117

~ be d831vned to auvgment +the general pr:x.nc:,,;;plef~ set.out in.
““fthe mydnev neglop Uutllne Plan except vhere: 13vesblwailono

indicate modification may be needed on uranovortatlon gLOan&
However, on present indication it seens that the general ;_
principles set out in the byaney Regwnn Outllne }lan scncmefn

=y

5. on the matter of D&ILlnP LUMTEC dealt W1th the S
‘ Droposals contained in the proposed parking policy for the - o

Cltv of ¥ ydney recently and w111 rocommend to the,Aubhorxﬁjrf“”

(u) that the méximm number of veLlolevkpév' ifé';f’__

according to locatLOﬁ} should be ex ceedad only ?}1]

/:éfev acre (i.e. varying between nil and 150

~ions fox which are renuléed bv existing ,,“”4g““

@/, 4 au%, Cdn reqnect of public parking v*ataonp,annilcat~fy_
/ tona

legislation to be referred by Council fo the
Parvicing Ldvisory Committee for rgport: nnd ‘
”Tecomrencﬂt«ou§ having regard to the
circunsturces 1in parnlcular cases and the R
- parking, truffic and Lrapbnort ﬂequlfenepts of fjg;
the. bl*v as a ubolg, ; N I -
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(v) that the park1‘U prov1s1on in reunect of  the
Woolloomooloo area be assessed on the basis
of 50 spaces per site acre, pending a special
traffic and. pa*llnn study of the area whlcn
should be arranged by Council. :

Further, it is considered that Council should be.
asked to take steps to ensure that the operation of Darking
stations can be controlled so as to provide for short

- term parkers and to prohibit the entry or exit of vehléles

during specified times.

6. When making this determlnatlon mention was made
by Hr. Berrv that the Parking Advisory Committee for the
City of Sydney has received apvllcatlons for permission
to establish public parking stations in buildings for which

the parking spaces had been approved to serve tenants only..

CUMTAC's view is that in these cases parking provisions
had been in excess of the tenants' demand or capacity to
pay and, consequently, in order to receive a return oz the
exbvensive parking fac1llt1es the owners had sought to rent-
the sparc capacity in these stations for public parking
purposes. CULTAC takes the view that this should be
prevented in the future and, therefore, parking provision
for private parking should be such as to only serve the
.needs of the tenants.

7. The proposed benSity of public parking ﬂronoSed to .

be prov1ded particularly in the western sector of the

City, is not likely to be supported by CUNTAC or the Sydney

"Region Transporta tion Study. However, CULTAC has not yeb
determined its view on this question but believes that this
should be determined as part of a regional policy on
parking. Consequently, it does notb cn“,lder tbat the

~amount of public parking should be determined until the

Sydney LIea mransnortaulon Study is wcll advanced or. even
coly¢etﬁd. : :

: SR R CHATRIAN.
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CHIEF PLANNER'S REPORT K0Q/72

of 17th Janusrv, 1972.

CITY OF SYDNEY STRATEGIC PLAN

INTRODUCTION

1. The Strategic Plan for the City of Sydney is a very well

produced publication which sets ont, in a comprehensive and integrated

manner, an assessment of the prcblems and needs of the heart of

metropolitan Sydney; recommends principles and strategy as a basis

for the future development of the city; and a range of actions to

implement the objectives of the Plan. The merit of the Report is not

80 much that it introduces neéew ideas and objectives (mwnv of these have
- _ been a matter of public debate over the yesrs), but in the compreh ensxve

and integrated way in which they are brought tugether aad related tc a

strategy for aohlevement.

R o ® covrivrnrrai@®
i
|
|
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|
|
|
\
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2. The purpose of this report is to outline the essential
features of the Strategic Plan, and to ideutify those matters which
are of special interest to the Authority in its responsibilities for
the planning of the Sydney Region as a whole. The report also provides
a basis for the Authority to adv1 e the Minister of its views.

Regional Implications
124 §%

5 3. The matters which are of special concern at the regional
level are:- .

(a) The Pasic Assumptions - in particular the workfcerce
| ‘ C assuzpclions,

(b) Any conflicts between the stratsgv proposed for the
Inner uxty, and thet for the meiropolitan aree 2s a
whole (namely Sydney Regwon Ouihline Plem).

(¢) Processes for implementing the strategy - in particular
densily oOnLroL policy and parking policy. (Tue
fivet concerns the workforce gensration and the .
pressures on the metropolitan movensnt systems; +the
o : gecond is the key measure in corrciating road traffic
o gen revation with the capacity of tha highway Jun@m.)

4. The balance of thisz report is divided into:-
i Part I - The Strategy of the Plan
| Part IT ~ Density Policy '
; Pert III - Movement Policies
Paxrt IV -  Summary.

. ) PART T - THE STRATEGCY OF THE PLAN

5e The strategy generally is a statoment of policies for
dmplementation by Couvucil to achieve gpecifically ddentified objechives.
The report, bresented to Codncil in July 1971, setis out in structurs-
form three leveis of action:- '

(5)  Objectivzs.
(v) Polizies.
{e) fLetion prierities,

f_/2>.....,“’.
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»*‘concentrate cc“merclal gctivity in the gentrel . spine area bﬁtween
" Circular Quay and Centrel Railway wibh only an0111ary commerelal
' actzvzty in other areas and zones.~' ) ¥ A

¢£A17t§-Jahééry;»1972; 

6. There are four main cb;ectmves and these are grouped undcrjx'uff

- the headings of Management, Accessibility, Diver31ty gnd Environment, . .-
i,Each ob;ective has four polzcxcs ‘aimed at achleving the objective and;gv;
“the pﬁiicies are divided into frcm four to seven action prior;ties, Vo

"f-7. o The ‘basic phllosophy behind the strategy oouid be stated as}? o
enviroamental improvement and development: raﬁlonalisation via oL

development incentive end growth. Other assumptions are made by the

v *,Counci1's Consultants, Urban Systems Pty. Ltd. in reachlng their L
-_conclusions and are reflected in their advice to Gnunell on the B

implementation of their propo&ed objectlves.

7#V8. o Busic plannlng principles adopted include %he dlvision of L
"~ the study area into precincts or environmental- areas, the &ssessment;

of each area's qualities and deficicunecissy and recommendations ‘as to. - .

the attituae Gounc11 should adopt in dealzng with ‘egch area.r,;g;~

 -,:9. s certaln actlon plans, the need for which was seen aripxng -
- out of the overall studv, have. either been eompleted, are in the
"Vprocess of completlon, or are rﬁcpmmended for.lnvestigatlon‘ e

_ ff10o . From +ha authexlty‘s n01at of vicu, assumptions made by the;f’“
~.Consultan’s have regional uxnnlficancc. These asswiptions xelate e FRAMEES

generally 1o popalatlon progectlcns and resu?tart Workforce/space
forzcasts.  In-terms. of development ‘gtrategy, the plan proposes t0:

0

: AqsumptionS»

'5~ f1l. o The basxc assumptzons whlch underlle the stz ategy are as

7.fullows

f“(a) The ¢ity wmll ‘remain the éominant memropolitan centre
© . though its relative- contribution to total metropolltan
‘ growth w111 contlnue %o decllne.,, P S
- (p) The cltv s decWine in res1dential population ‘can be
e ,arresked by conservation of much existing housing,. by
-~ orequirernents and incentives for new. reoldential _
* development, and by creating new areas 1n the clﬁy
~for huusang. : et : ,

The wor}force SRR uhe Centr&l Busin@ss Distrlct could
" inerecase from ito present: estimated level ‘of about
1. 240,000 Bt a %ete whlch would resull in employment

-~ there of sbﬂxuﬁﬁfﬁ 400,000 people by the end of the
: {,centurv C{Thnis est$m“te excludes ad;acent areas llke : A
S WOOllOQMOQLﬂO/ALH"9 Croqo, Pyrmont, Surry Hills, ete. at”f"jf*;f
_-which - if inciuded ~ wonld imply planning. for a worhkorce S
p‘in CCutral uydncy of nesxrer. half a million.)?.;af R Rt

_,XThE rwnanemmgv, research, plﬁnnlng and d931gn skillsj-,rip-Qf' T
X 7‘“"“$”°3f” to 1mp70&€n1 ke plan will be. avallab1»~f»7:

41wu~v 1o allccat1oao of resiiurces w111 perm¢t 1ad1cal_"a.71‘”
'i:wwmevcmeni~ in phblic *rauenortac1en systemg LO,
carevnd, and wauhxn the city. S V .
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(£) Punds required for other public facilities and
services necessary for the orderly growth of the
city will be available and provided from both ‘the
public and private sectors of the econonmy." ‘

‘12, . Assumption (a) is a desirable objective. Assumption (e) is

potentially in confliect with the Sydney Region Outline Plan which calls
for a controlled dispersal of metropolitan office development (Which
accounts for approaching two-thirds of central areaiemployment)vin
order to relieve congestion and cnable the Central Business District

to fulfil its growing national and world functicns as & tourist and
trade centre, with a substantial (and very necessary) improvement in.
envirvonment. Thus, development policies aimed at encouraging a workforce
capacity of between 60-100% greater than now are difficult to reconcile
with an objective of improved environment and less congestion., The 7
Sydney Area Transportation Study will test the consequences of workforce
levels for a wider central area (ige..including Vioolloomoolon, ete. )

of 380,000 and 500,000+, The Study will thuvs test the viabiliily of
Assumption (e). S

3. The Consulitmsnts indicate that current trends, based on
cvidence from the 1966 Census and other indicators, would only resuli
in e workforce level of about 300,000 - i.e. wmore in accord with the.
gims of the Sydney Region Outline Plan. However, these trends must he
{reated with caution since they may be partly due to the rapid growth
of North Sydney, and to the continuing deeline of non-office workfores

" (which camnot continue indefinitely).

14. Howevér, & consequerice of adopting density standards based

‘on the wuch higher worlkforce is that office demand may continue to be

absorbed in the already congested parts of the city, and not assisy
regeneration in the less congested paris which nced renewal,

15. Therefore, both the density stendards snd strategy should be
reviewed when the Transporctation Study report is reteived by the

“State Government. . : 2

Physicel Strategy

1§ City
that

16. The Physical Sirueture of the Plan involves dividing the

City of Sydiney into a number of preeincis. . Several form the "Spine",

which is the Ceniral Business District proper,; siretching from

Circular Quazy to Central station. In this "spine" is proposed the
optimum ceoncentration of offices (and thercfore workforce = i.e. up

to 360/400,000) with emphasis on improved pvbklic transport for internal
movenent (rail rather {hen bus or car). The Oxford Strect area is also
propozed Tor intensive commercial development. The remairing precincts
(Pyrmont, Syéney University, Redfern, Xings Cross, and Woolloomooloo)
are seen as secondfary areas for industrial and residential use.
foolloomceled is racommended 10 be primarily residential - in effect,
to slaondon the voolloomocloo hedevelopment Plen carlisr adopted by the
Covneil. The City Council has, hewever, decided o adners vo
TV recogniéing-that to abandon what has been the first '
comprehensgive urben renewal plan in the State, to which meny developers
have sommitted theoselves in good Lfalth, would wadeimine public
ronfidence in plaonaing geanerslly,
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CHIEP SLANNER'S aEpoRT 10,2/ 72 . YNote: Densities are ad justed 0
Do, . | o . conform t0 present methods
of 17th January,,1972.: g o ‘ of measuring £lo0r SPUCE.

PARD II - DENSITY CONTROL

17 The Council has adopted & series of density standards :
(£locor space ratios) set out in & document called npeyvelopment Control
and I100T Space Ratio node'. The stendards vary from precinct;to
precinct and are the main means by which the Consultants nope to
influence +he patiern of 1land uses 4o aghleve the main purpose,of
‘egch precinct, and to induce gevelopers (by yarying bonuses T
provide exira space for public movement and amenities at no direct

cost to the Councile

. . 18. Appendix I to this report~compares the density.éﬁandards .
. with those previously yacommended to the Minister and the CLtY Council
by ihe Autbority. - .

19. The principal peature is the peduction of the basic ratio

in the County Centre from the present 10:1 to about 6:1 in Tine with
the suthority's owd advice to the iinister. In some areas, the base
_ratio yaries with the increasing size of site.

20. A conplex range of bonuees is offered 1n addition %o the
pase ratios and vary from precincﬁ %0 precinct. The'bonuses‘for
space given up for public purposeslare in generalfless'attractive to
a developer than those gupgested by the Avthority. They 40 include

two new kinds'of ponus - one for inclusion of shops or theatres in

development, and the cther & "transferable" ponus to encourage pretention
of historic puildings. ; ' o :

2% . Tpe labter i5 an idea which deserves atrong gupporte. The
former hasS doubtful merit since petail {rade depends 01 1ocation anﬁf
| W é,,v shopplug demand and not on. the provision'of space (which way renaln
empty). T4 would be petter o discourage ofTice development in aress
vhich are primarily for retail {rade since 14 is high aensity office
use which _ through its effect on rating, and on,incentive for
redevelopment - has been 2 major facpor in the disappearange~of
depariment stores and other purely yetall use in recent,years.

22. The proposed workforce of’360/¢00;000 in. the uGentrel Spine”
oZ the Central Business pistrict could‘probably,be accommod@ted"aﬁ an

- : average gensity of 721 with prelatively 1ittle use of bonusese

23. Thue the overall density stanaaras nay stillvbe too~high

even for & wopkforce of 360/400,0003 whilst they would clearly be
incompatible,with & workforce target of about 28 /200,000 in the
Certral Spine and 50/80,000 in Woollocmooloo-an& gthe¥ adjaceﬁt
precincts, such a8 18 implicit ip the Sydney Regicn Outline Ylan.

24, 1t must be recogniSQG, howevér, thet getion to arastically
padned densibies probably,can:ot proceed oo far ahead of public

t
zeeenianss by 1anid o¥NeLs ané Qevelopers.

Taapstrind %ones
PRIQIDATEL e85

phibRE 1

2
Lo » .

' A : , Tpe sode recbgnices the need to discOurage office 0pace in
?7 ! apdustsriol Gonede T4 woukds rowevers Pe hetier ﬁo»take{the pope Giyecs

T
step of suendisg the prescyi edvplanning %gb%@%vordiuunce Lo prohibit
. : A PRSI Sy ) N : -
. I hd
©

: d b
[ ' ~.0ffica$»ether‘ﬁh&ﬂ,oifiuea ancillary to‘th@:use.ofuthe HONE. . OLherwiss
j o phis will be a*‘ignifieanﬁrloophmle in the Sirategic plan which aing

A

o
o
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: The antlcipated workforce appeaﬁﬁ tb be: greater than
é&sirable on regional grounds, and seems larger than preaent tzeaan
would indicate as llkely ag being achleved.

-

9 To proviﬁa transport facil;?les for this workfarce eauld
well cost more’ than ca&n be austlfied having regavd to transport nﬁaﬂ
'of the whole Sydney Begxon.
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to concentrate office employment in the Central Spine. In recent
months, there has been a large number of speculative office
development applications in industrial zones (where the land is,
of course, cheaper than in the main Central Business District). -

Al - Tank Stream Precinct

26, - Densities of nearly 14:1 (grosc)would be possible on large

sites here. Since the areca is already overbuilt and congested, the ainm

of improving environmental quality is unlikely to be achieved by incrcasing
densities still further. The Plan does not propose height limitations for
the Cirvcular Quay section of this precinet in line with earlier Ministeriel
‘determinations and the more recent redcvelopment plan, yet this has been
set out in Policy 14, Urban Design, Strategic Plan. , ~
General Business Zones ’ ST

27, There arc three such zones in the city - at Broadway (Grace Bros.),
at Flinders Street (near Moore Park) and by Prince Alfred Park. Except

for the northern end of the latter, most of these areas are well away

from rail transport, and it is desirable that a build~up of office employmen!
in these zones should be avoided, The Strategic Plan permits densities of
2,2:1(Broadway), and 9.1 (Flinders Street and Prince Alfred Park) (which is
far too high). ' : o o ) c
Environmental Control and Height of Buildings

28.  Whilst the gencral aim of the siratezic plan is to improve

the environmental quality of the city, 1o rocommencations have been
made regarding the environmental protectiion of tnose important townscape
fostures and open spaces (parks) identified in the Report. Criteria
such as height Linitations on ad jacent or nearby development should be
considered by Council as a form of devclopment control. -

t 2q, There is also no general guidance on a policy for the location
of high buildings, allhough this is a matter of great impact cun the ciiy
N environment, pther action on this aspect should be considered by the
‘ City Council, e.g. in all cases involving environmental considerations
1 such as Cireulsr Quay, high buildings and other areas, height limits
should override density standards. ' ,

TART IIY - MOVEMENT POLICIES

TRANSEORTAT ION

30. ' Rail. The Strategic Plan urges further siudy of bus/rail

interchanges outside the eity (already a State policy being acted upcn);

- ‘ extension of the Hast Hills line, via Casula, %o Campbelltown, to

| relieve the Strathfield “bottleneck" (already put to the County of
Cumbarland Passenger Transport Advisory Committee ) and expanding Vynyard
and Town Hall stations. :

3. © A1l these motsters sre already catered foxr so far as
investizgation is concernecd. '

!

o«
25 e

)

2 _ Bus end Ferry Services. The Plan does not deal with th
s Lo any grawﬁlcxtéht»ﬂfggf than inside the Central Pusiness.

i where a number of suggestions'are mede for improving operations,
gnd 2lso Tor a feasibility study of new fechniyues of moving larg
“numbers of peorle within the city itself (electric transit vehicl
travelntors, ebe. ). L
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A7>-33. Theee subgestions are- also the concern of the COunty of

e PABKING POLICY

'3;{ﬁThe Consvltants'Strategv L

"”‘}amaunt of fr&nge parking around the perimeter ef the emty.;

S staﬂdards of movemen .

‘f;iﬁThe Consvlﬂﬂnts' Parking Control COde |

' "5%.'1 So far as the Central Buﬂlness Dzsﬁrict 1tse1ff
';Ltae code proviaes for the provision of up “to 2,000 o?f~strnet ‘spaces’

' j»£ir shoxrt Term ‘parking strategically: 1oeated to serve partlcular R

Lp o : ,

7Q‘ua;we;iul road sy%tem te serve the Centtal Busmness Dlsﬂrlct s a whale.‘

?i7+0, o The code - stipulates the mlnlmum number of,
be provided by & developer on- qzte‘~ tha maxlm_,‘bﬂin left .
| ’4cu1011’s dctermlnauion.; : ‘ = ; .a?é

OHIEF PLANNER' 5 RDPORT No, 9/ '72.

Cumberland Passenger Transport Advi“ony Gcmmmttee as well as. the Authoriby

34.A  < The Consultants‘ strategy is towards developing a- parPing, f
code. that is more. res«rlctive than the one that hes been- followed by

. the Council in recent years. In short, it provides for & decrease in

the number of parklno Spaces prov1ded on site &and sn 1ncrea§e 1n the o ” 

35 The Gonsultants have assumed 'thaﬁ the present 13/14,.» of the -

paople entering the city during peak hours in. prmvate cars wxll cont;nve. 

It is. argued that “the removal of parked cars from city streets, the

development of the expressway system and the rerouting of through

"Jf"ftraffic that now passes “through the city, will enable the eity street

system to handle the addltional traffic which the 1nc*eased act1v1+v
will generate. It is not,. however, elear'»ha#gthe Consultants have
made & technic&l assesoment of street capacmuy on certaln 6981rab19

h;ff'Bﬁ. j“, Thé Consultants h&ve divide& the 1 ty of uydney up iﬁéo"a"' i
~1number of pr&cxncts and have recommended & pa na code ¢Gr each.

;ﬁ-_37. e %ha objecﬁ of the cnde Vewaoso iu uo enSure tnat within the
oedty proper, prov181on will be made for: %ue parking of vehicles and

for {he loadiﬁg and’ unloading~of delivery wveshicles, and that. such

Q}pfavv sion will be desmgned t0 accord with sireet canaoxuies, vaf f¢c

WS the demand far~par¥ing and the needq ot peaeSurlans“.__;z.

i conce'med ,

ecincts within the Central Business Dzssract.

x; 3%;ff Thq code. also provines that developers be r?qulred 10

v”¢ributﬂ ‘towards the cost of provision by the Counmecil of a sys tém'
af ear parking statl ons 50 nlaaned and 1oeated 1ntpgrallv with the

vpaces whlvh shou‘d
) 'bhe ‘

‘ﬁ?f}él.f,, “he‘coﬁe +hen %ets oui how pérkin will befprov1ded in the ?7" 
R Ccntv&l Bu51nc '8 Dlstrlct, Thz > is br oa&ly-»_fv T L

(a) A db?ﬁl@yﬂr shall provide parking at the rate Qf?"?3 "f:PFf‘
S Jﬂ,;onc.spnce per 2;500 square feet of grOFs floar e
SRR ars a ef th@ build;ng.4 Ll : A

';_(5) ”ar+ OL thﬂ ps“kvng ”eau*remnnt uvf Te providad3-~; S
Coon Bite and gontribubion mada $o the Councik - .

e Lo the b Ltabb 40 be pc0v$,eu xn the Couucll
RErE conulul”ed,p'rkinu »tamionb. L oo

R ‘. N T v
? . e ‘n:, 3‘; o
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'fThe Fundamentals of Parhing Pollcv in ﬁhe Central Busxness District o

43f. o Tﬁuq the funﬂamcntal role of parkln poliny is. to balance the

't

= pgovided in ‘the city, it is neeessary to es“auliuh. S

""tE“% volume end- the parking requmrements of gssenti
I

“,iix the worh wrcﬂ,lt follows. that there v111 hnve to-be- axvédufblo;
H:c rameunt
o juhmhm..i o,
P envifonmenb

0£?17th January, 1972.r_ )

;:(c) The amount of on site parking varies frcm one ,ﬁ;,ﬁ*"”
’ precinet o another and’ is of the order of .- . 0
50 spaces per site aere at the northern end of“*f’;“; by
the city rising %o 150 spaces to ‘the acre. at BT T e
the- southern end, R L I - :lszf

. 42 ' Outside the Central Business District the code is mora.

erbus and tends fo provide off-street parking in line with the BRI
tr ffic generating capability of partlcular land uses. 1;h“ s .'

43.‘: There are two fundamental issues 1nvolved in. the develupmgnt s
qi a.parklng policJ for the central Business Dlstrict'~~' B R

(a) That there be sufficient’ ofP-strect parkinn fo
~ meet the operational needs of the city, i. e.Athat
the needs of loading, unloading and essentia& s
*parkxng be met 1n full. 3 S

C U p) Th " ths total amount of parking provideé sheuld

. not exceed what the streets can talke, iee,s -

SRR S iea#entlal plus non-essential parking should not
. expeed The: ‘capacity of the sireet system 4o handle

S .th traffic generatedy. 1nclud1ng the capaclty of
b,fthe main approach road network. Q,.,M_ L

amount of pérﬁinw provided with the capacity of the city s%reets end - ;;
eAmagor a*berlal roads leading 1nt0 the clhy. Sl B R

45.7 S Im»order'%o calculate the amount oﬂ parklng thau should ba-l; i;}

7'9‘ wqat ere the essential parking nce*s.-_

G o former could be. determineafbg a sample uurvey of bulldznos,
1ﬁ “the cltyﬂ fhe latter would be more difficult to-define but could. o
be related qo $he level of traffic sprvlce, e.g..lts average speedc

B 5 ven certaln assumptions, it is pos sEible to assess the “‘consequences ij;7

of traffic movement on bus serv1ces, pedestriaﬂ movemeﬂt, gtCey 807
it should bd possibls 4o establishk a level of trafflc that could bo
r garded 2.8 accepsable for operatlodal purposes. Havln« estdbl shed’
“traffic, thﬂ'*~
regin availeble for non-essential parking can. be- e,iea]ated. This
parficular exercise has not been carried out by the Consultants I B
iay huwevcw. imuormunt %o the resultln& quallhy of enV¢ronment dan. %he,z *f
CAty stwegb system. : : Dogn SR N |

Pglatwonvhib of Purkmh POllCV %o Plannino Coals ;;;{_

5

4;,Y'fo H vtnp reaﬁ:d to the mzjor ObjEOA1VPJ of the Strateglc Plea,
mé‘J a’ pl 1$xng Cﬁv1ronment couglﬁﬁ with en: 1ncreaae ofrperbay“‘5bp

o n0n~essonulal t;wf”nc camln",;ato the city. and greaié
ﬂccd on- lm)vﬁvrq Tpublic tranuporc. To pehleve é bctt~¢. S
Jesp t dLIle and lnwnr uen 1tlvs are ‘de rr"nle thun *ho:er- ‘L

{’8 Lew .",g :; t" o
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existing at the northern end of the city. This. implies greater
restrictions on parking and improveuments to publiec transport services,
The Consvltants'! report does not really come 40 grips with this inter-
relationship. '

Parkiag Policy in the Metropolitan Contezt

48, The Consultants recommend the establishment of large scale
parking facilities on the fringe of the Central Business District

with éirect access to the Western Distributor. The Working Party

‘set up by the County of Cumberland Passenger Prenspors Advisory Comuittee
to study the Censultant's report considered that these facilities would
be botter located at suburban vailway stations and ferry vharves. Ths Ve
city parking problem cannol be divorced from petropolitan parking policy.

cv—
Such a policy-should be closely integrated with public trensport with T
a view to0 co-ordinating all forms of transportation so that cach is
dezigned to perform the task to which it is besi suited. Decisions on
central city parking policy as such cannot be taken in isolation -
they must have regard for the wider transportation issues. These are,
of course, currently the subject of intensive investigation by the
Syéney Arvea Transportation Study, and the level of varking to be
dctermined for Centrsl Sydney should emexge from the conclusicns of the
Regional Trancporbtation Study. '

-7i>$(;w6wﬁdﬂmf%c 49, Pending completion of the Transporiation Study, a congemvetivs

il

lardS are ncreasel, .

gt e

- L
¥ ~';§£ i/“

gpproach Lo oif-street private parking should be sdopted, and the
concspt of reguiring developtrs to contribuite Lo perimeter parking
statioms should be held in aneyance. ‘ o

ELRT IV ~ SUMMARY

“eouument, by the A
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(e)

(a)

(e)

(£)

- 9 -

(iii) Parking Policy - which assumes a substantial ;75

increase in the level of car-commuting to - °
Central Sydney - although it does go sone
way to reduce the current standards of

- off street private parking permissible (and
thus the pressures on the internal street

- mystem).

Basic Philosophy is:- "environmental improvement

by .pesitive incentives for growth and redevelopment,
under careful controls.,”

Besic Objectives arc:- hqnagement -~ Accessibility =~
Diversity -~ Environment

Physicel Strategy. Division of city into "precincts"
with cencentration of office development mainly in
the Central "Spine" from Circular Quay to Central
Station (to encourage opiimum use of rall tranmnort)
with major public parking stations on the western

perimeter (related to the Western Distributor).

~ Development of a network of pedestrian ways.

Voolloomooloo. This area is proposed for wmainly

residential use - and is in conflict with the

adopted Woolloomooloo Redevelopment Plan. The City
Council has decided to adhere generally to the latter.

Densitv Controls (Floor Space Ratios)

(i) The submitted ccie has already heen adoptbd
: by the City Council.

' 4
(ii) The code is nuch more comdiex than that 'VA '

~recommended to the Minister by the Authority.

(1i1) It comprises base ratids plus bonuses to
encourage public facilities,  Both base raties.
and bonuses vary from precinet to precinct,
and for different site sizes. '

(iv) Broadly the bese ratio is reduced -from the.
’ present 10:1 {o nearer the level recommended
by the Authority (6:1). DEven so, the densities.
in the northeim vart of the city are stiil
likely to be too high to ensure bubstantlal
envirodmental improvement,

(v) It is doubtiful if a bonus for 1ncluJ10n of
retail space will work effectively - it would
have been bhetter Lo Qloc0hrage office use in
retaill areas, . :

(vi) Transportable bonuses to encourage retention
of buildings of architectural or historic
importonce daseryos support but has to be

sreated with ecaution pending further information |

end investigation.

.§/(‘
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(vii)

(viii)

(ix)

- 10 -

Density standards are applied to hotels - i
whereas 1lhe Authority recommended that
"International" hotels be tested by
performance standards rather than be
~density controls,

There is a danger of speculative office
developnent pressures in industrial zones.
Rather than apo].t,r:m'r density controls

‘(as the Strategic Plan does), it would be
more effective to prohibit office develop-
ment other than offices ancilliary to .o
industrial use. : S

There is as yet no guidance in the Plan on
“high buildings policy nor about height
limitations to protect the setting of places
of architectural or other public importance
for -conservation. Su01 a pelicy 18 necessayry.

Densities of up t£9.9:Lere possible in
General Business Zewes by Prince Alfred Park
~and Flindexs Street. These densities will
Tacilitate tco much office develcpment away
from easy walk {o railway stations and to the
detriment of the objective to concentrate
office growth in the Central Spine.

{g) UVovement Policies

(1)

(11)

The Report gives support to & number of coneeptﬂ
outside the city, which are already under
examination by the Trans PO“%Jt*Oﬂ Authorities
(bus/rail interchanges, etc.).

The Report contains detailed suggestions for
traffic and bus movements imside the eity
street system. These are nmatters for the
responsible State authorities. They advocate
feasihility studies into new fechnigues of
woving peovle inside the Central Arezs

(e.g. electric rail transit, travelators, eic

e

Policy

{r) Parking

p (1)

7Acse e ?Wu

as weé

The Strategy is to res irlct private off-atreet
pariring inside the city centre {but probably
not enough), and to build extensive public
parking stations on the western perimeter
(Wﬂnh fineneial contributions levied frem ,
developers ). The Teelmical Cormittes of the
County of Camberland Passenger Transport
Advisory Committes has recommended such
stations to be ot ftransport interchange points
outside the eity. .

parking

i
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- of 17th Jenuary, 1972.

ii)

(iii)

(iv)

uz:r'./LaS“

File No. K 9/7

- 1L "_‘

There is not enough eV1dence to ‘show whether -
- the Consultants have made a realistic assessment|
of the capacity of the street system (to which §

the quantity of building and parking should be b o

related).

- ‘ensure that essentisl operational needs
~ are met (apparentlg'nO»assessmth nade.

by the Consultants

,-A-the parking poliéy to0 ensure a balénee:

between traffic generation, and the

 likely capacity of the internal street
‘system, and the main road system servinv
the Central Business District (not clear
if capacity of sireet system has been

effectively assessed).

Metropolitan c;ty centre ﬁarkinn policy - ia a

necessary part of metropolitan transportation
policy and should emerge from decisions taken
after the Transportation Study. " Meantime,
the City Council should adopt a conservative
approach to eff-strecet parklng, ‘and the extent
of perimeter parking should also await tbose ,

deeiylons.

I PP,
C IIEF

(

The objectives‘of parkingAPOIiCY:should'be tb§ jﬁff*

KACIREK,

PLAMNER.
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FLOOR SPACE RATIO CCDE - CITY OF SYDIE

State Planhing Authority

Strategic Plan

Remarks

iz5hod of
calculation
of 2lcor
space ratio

Gross floor spacs 28 measured over the

external dimensions of the building
(1.e, including 21l external end :

nternal wall thicknesses) and at 21l
1evels including basements,

Execluding

~ any car parking space in the building

- requirsd by the responsihle public
au+hur1ties to be provided including
internal access thsreto.

~ any space for loading and unleasding
goods vehicles

-~ machinery snd plant rooms and any
storage space related to them.

-~ any space made aveilable for
varestricted public use

Divided by ihe net area of the site

(i.e. not including any part of au
existing public right-of-way).

"Potal floor area’ means the sum of the
gross horizontal arsas of each and every
floor of & building contained within the
inner faces of thée outer walls mouyured
416" sbove the floor, inecluding she space
occupied by internsl walls, staircases,
lobbies, corridors, and toilets but
excludinz the horizontal cross sectional

[buiviniontahiinediid = X

arca of 1lift shafts and vertical riser

ducts measured beitween the wall faces

internal to the 1ift shaft or duct and

excluding any space permanently set

aside within the building for the

parking, wnloading or loading of vehicles,
inclu&zng ramps or other means of access
thereto, or for the ace cmmodation of

machanical or elsctrical plant or
equipment servieing the building.

Divided by the total arez of a lot

within its title boundaries, or
alternatively, the total area of two ox
more contiguous lots amalgamated for

‘the purpose of comprehvnsive planning

and developnent within the terms of an
Application for Developuent Conu ent to be

issued by the Couwncil,

Counncil method of
caleulaticn incresses

by app;oxluatelj

LOZ or 11% the ET088
bulk or the floox
space proposed to be
permitted by the
Authority.
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, ‘ : _ _ -2 - . -
~8,P,A Basic Ratios 'S.P.A. Densities ” , Strategic Plan Densities
and Bonuses , ‘ } R ‘ i
Al AND A2 PRECINCTS
1 County A base ratio of 6:1 with bonuses to Dase ratios and bonuses 3 : ok
Ceutre permit maximum of 12:1 which may be vary according to precinct ‘A variable bzsSe ratio defined by & grap
(Generally  exceeded with the concurrence of the but generally are similar for sites less than 15,000 sq. ft. b
the central Minister. : in the Al and A2 precincts ' rising to a base of 5.5:1 \5,8:1 S.P;A.)_
apile area - ' with the A2 precinct " in the Al znd A2 vrecincts. Po% vrojacts
ss defined ‘ o ’ : - incorporating 200 bedrooms and 400 bed~
| in the S ' ‘requiring 50% of the density reoms the base ratios rise to 5.5:1
A  strategic ‘ . ~ to be for uses other than (6.8:1 S.P.A.) and 7.5:1 (7.8:1 S.P.A.)
| ,plan) commercial office space. respeciively.
’ (a)Bonuses Four times the aggregate space ' 1. Bonus for the use of fioor spdce for
made available for unrestricted _ the following specific ‘uses are
public access and use acceptable - 2 s¢. £t of flcor space per sqg. ft.
to the responsible authority : , ' : of Cluvl, Place of Assembly, Worship,
feot to apply to site having a : hefrwamevt Room, Shop, Tavern, .
frontage of less than 50 feet : ) ‘ ) Theatre Restuurant, Hetel, Hotel or
and a . site area of less than ) - resideantial (,,“1xxﬂ benus 3:Ll or
5,000 sq. £H.). ; ' , » 6.3:1 S.P.AL)). ‘ ‘ .
(b)Block Twice the area of whole site where ‘ . , 2. 5 sg. f£t. of floor space per sq. ft.
Redevelop- site is 60,000 sa. ft. or moye in ' B o of through site link (meximum 3:1 ;
rent aréa, such a bonus to apply to : S S or{3.3:% ugP.“,)). : o o RPN
~ the County Centre zone 3(¢) and ‘ o ‘ ' , 1
| the Residential 2( ) zone at A , ~ 2 sq. 4. of floor space per sq. . |
| Kings Cross. - R _ : - ' ‘ of plaza/terrsce (maximum %:1 or
’ o (3.3:1 S.P.4.)). ~ R
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Redevelopment

tes’
PA.}

, - 3 -
. ) 3 . : :
"igé’ggﬁiizgc Ratiou,,, '>S-?'A. Dengi%ieﬁ-’ Strategic Plan Densities Oy e
3., 10 sq. ft. of bonus floor space per
sq. ft. of off site underpass,
5 sq. £. of bonus floor space per
sq. ft. of off wite overpaos-f : ._
‘ , 5,000 sq. £t. of bonus floor space per
(o) Air Space General bonus in (a) above t0 apply where 31ﬁgle run  pair of euca}ators.
Develop=- air space development over or mder &a _ 1
meat public street for the purpose of public 4, 5 sq. f£t. per ronus floor spsce per .
movement or amenity public spaces is sy. ft. of approved public amenity. ' '
provided (e.g. four times public space :
provided). 5. 400 sqg. ft. bonus floor space pér
; . unit of financisel contribution per ‘
(a) Mized 2:1 he grented in respect of a building car space (maximum 2:1 or (2.&-1 S.PAN.
Usges conteining mixed residential end .
' commercial uses provided the latter 6. Bonus f*oor cpace by approved pu”chase
does not exceed 50% of total floor or transfer from & building neminated
space but in eny such building the for nreservat¢on (meximum 2:1 or SRR
floor space shall in no 01rcumstances (2 2:1 S.P.A.)). » _ ]
exceed 12:1
' Maximum floor space ratio for Al and AZ.
Tnternational precincts = 12.5:1 (13 8:1 S.P.A, ))
lotels Treated on merits.
L A4 PRECTINCT B
Comprehensive Maximum floor space eccording %0 (Downtown Area) A vase ratio of 6:1 (6.6:1 S. ?. A, ) for si
developrment control plans. : more ‘than 15,000 sq. ft. or TilL (7\7 18

if 200 bedrooms are included and 8:1 . ~
(8.8:1 S.P.A. } ‘if 400 bedrooms are included.’

/4 e i - ;{:’n‘ 4
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B
o = ~ - : v . S— o e
B i AT A - . . ‘,;.'T' .
ff“*“***A*—Baaiﬂ—Eat 03 Btretegic Flan Densities
Fﬂﬂ ‘Bonuses 5 o e i N o
Base ratios for the- Bonuses items 1 and 2 same as Al and e

- A4 precinet are higher
than Al and A2 and the
bonuses and maxinum densities
”=are hlgher.

. Al and 42 precincts and bonus 6 is

A2 pr Olﬂﬁtw-
Bonuses items 3, 4 and 5 are twice e

similar.




