
 

 

17 November 2017 
 
Our Ref: X011838 
File No: 2017/550816-01 
 
Catherine Van Laeren 
Director Sydney Region East 
Department of Planning and Environment 
GPO Box 39  
Sydney NSW 2001 
 
Attention: Mary Su, Planning Officer 
 Mary.su@planning.nsw.gov.au  
 
 
Dear Mary 
 
Rezoning review – 4-6 Bligh Street, Sydney 
 
I refer to your letter of 30 October regarding the rezoning review (your reference: 
PGR_2017_SYDNE_001_00) made by Architectus on behalf of One Investment 
Management Pty Limited, to amend Sydney Local Environmental Plan 2012 for 4-6 Bligh 
Street, Sydney. 
 
I understand from your letter, the proponent is seeking a rezoning review because 
Council has notified the proponent that the request to prepare a planning proposal has 
not been supported. As stated in our letters of 27 October 2017 to both the Department 
and the proponent the City will accept and consider a planning proposal request if one is 
lodged. A copy of the City’s letters is provided in Attachment A. 
 
Planning proposal request not made 
 
The rezoning review has been improperly made and should not be progressed as the 
proponent has never submitted a request to prepare a planning proposal to the City. 
This means the initial steps required to commence a rezoning review have not been 
made, and subsequent steps, if taken by the Department, will represent a failure by the 
Department to comply with a published policy and a breach of the requirements of 
procedural fairness. Progressing this rezoning review in the current circumstances would 
be a breach of the Department’s A guide to preparing local environmental plans and 
Planning Circular PS16-004 – Independent reviews of plan making decisions and would 
be a breach of due process. Section 5.1 of the Guide states “A proponent must lodge a 
request to prepare a planning proposal with a council before a review request can be 
made”. 
 
The documentation provided by the proponent to the City on 4 August 2017 was 
presented and acknowledged by the proponent as a “pre-planning proposal information 
package”. Further supporting information or a planning proposal request was not made 
to the City for consideration. Further, no fee was paid to the City as set out in Council’s 
adopted fees and charges, an expected step in the making of a request to prepare a 
planning proposal and one acknowledged in the Guide.  
 
  

mailto:Mary.su@planning.nsw.gov.au


2 

Review request was not requested within 42 days 
 
If the Department is of the view that the City’s letter sent on 7 September was an 
indication that it did not support the planning proposal, despite no request being made, 
the proponent has failed to make a review request within 42 days of that letter.  
 
Rezoning review material not consistent  
 
The documentation submitted for the rezoning review is not consistent with the 
documentation provided to the City. The proponent has provided more than ten 
additional supporting documents including studies and plans for the rezoning review that 
were not made available to the City for its comment.   
 
We refer to the proponent’s letter dated 4 August 2017 regarding “pre-request advice on 
planning proposal”, at Attachment B, which only lists seven attachments as supporting 
documentation. The City provided feedback to the pre-request advice including 
additional information required and a checklist of documents to be submitted with a 
planning proposal request. The City has not received any response or further 
documentation.  
 
Rezoning review should be discontinued 
 
There is no need for a rezoning review. The City has advised it is willing to consider a 
planning proposal and urges the Department to invite the proponent to lodge a planning 
proposal request.  
 
The City expresses these concerns about this rezoning review, as due process has not 
been followed. We reiterate our request that the review process be discontinued, as it 
may be vulnerable to legal challenge and will lack legitimacy presenting a significant risk 
for future development investment. Proceeding would set an undesirable precedent of 
circumventing the process of the Environmental Planning and Assessment Act 1979 that 
the City be the relevant planning authority except in narrow legislated circumstances. 
The legislated process supported by the Guide should be followed, that is, if and only if, 
the proponent lodges a planning proposal request, and if Council does not support it, or 
fails to reach a decision within 90 days, then a rezoning review is warranted.   
 
The rezoning review process should not be used as a “back door” pathway for 
proponents in circumstances when the City is willing to progress a planning proposal. 
 
Background 
 
Following a comprehensive review of the planning controls for Central Sydney, the City 
prepared a Central Sydney Planning Strategy, Central Sydney Planning Proposal, 
Development Control Plan and Affordable Housing Program. In July 2016 Council and 
the Central Sydney Planning Committee (CSPC) endorsed these documents for public 
exhibition following a gateway determination. In addition, Council and CSPC endorsed 
the aims of the Strategy as matters to be addressed in any planning proposal in Central 
Sydney that seeks to amend Sydney Local Environment Plan 2012 (SLEP 2012). A 
request for gateway determination for the Central Sydney Planning Proposal, supported 
by the proposed Strategy, was submitted in August 2016. 
 
On 4 August 2017, the City received a “pre-planning proposal information package” for a 
change to the maximum floor space ratio control for the site to 22:1. 
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On 7 September 2017, the City provided initial feedback and invited continued dialogue 
consistent with the proposed Strategy. The City also advised that until the NSW 
Government had issued a gateway determination for the Central Sydney Planning 
Proposal, and until the proposed Strategy was on public exhibition, we would not be 
considering increases in floor space ratios. This is because the proposed Strategy 
currently has no certainty of status under the Act and the City is awaiting further 
direction from the Department and the Greater Sydney Commission as to its likely 
progression. 
 
On 20 October 2017, the City received correspondence from the Department of 
Planning and Environment advising they had formed the opinion that the proponent’s 
initial request for advice was eligible for consideration by the Planning Assessment 
Commission under a Rezoning Review process. The letter states:  
 

The current status of the draft Strategy should not preclude Council giving due 
consideration to individual proposals.  

 
The City wrote to the proponent, Architectus Group Pty Ltd, stating we would accept a 
planning proposal for the 4-6 Bligh Street site, clarifying the requirements for lodgement.  
 
On the 27 October 2017, a rezoning request was lodged for consideration by the 
Planning Assessment Commission. 
 
Justification for Council’s initial response to pre planning proposal discussions 
 
To date the City has not received a formal planning proposal request, request form or 
applicable fee.  
 
The City initially advised that it would not consider a planning proposal request as it has 
been working with the Department to progress the Central Sydney Planning Proposal 
and proposed Strategy to achieve a gateway determination. In the Department’s earlier 
correspondence about the proposed Strategy no advice had been provided on the City’s 
ability to progress planning proposals in advance of the gateway determination.  
 
The Central Sydney Planning Proposal and associated documents outline a 
coordinated, equitable and transparent path to achieve growth with supporting 
infrastructure. This is consistent with the NSW Government’s Draft Greater Sydney 
Region Plan, Objectives 1 – 4 under A city supported by infrastructure and the Revised 
Draft Eastern City District Plan Planning Priority E1 Planning for a city supported by 
infrastructure. The proposed Strategy describes areas where additional height and floor 
space can be sought, within environmental constraints, for the delivery of employment 
space.   
 
As demonstrated by the City’s letter of 27 October 2017, the City is willing to consider a 
planning proposal consistent with the proposed Strategy. The City has provided 
consistent guidance on how to progress this planning proposal. However, no further 
supporting information has been provided.  
 
The proposal 
 
The proposal is to amend SLEP2012 to allow a maximum floor space ratio control of 
22:1. Currently, the site has a “base” floor space ratio control of 8:1. In addition, as the 
proposal includes hotel accommodation and office or retail uses, accommodation floor 
space of up to 6:1 and 4.5:1 respectively is achievable.  
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Strategic merit 
 
The proposal in its present form has strategic merit, however requires refinement and 
clarification. This proposal pursues the floor space opportunities of the proposed 
Strategy without demonstrating a commitment. The City is willing to progress a planning 
proposal that meets the following key Strategy aims: 
 

 6 stars for the commercial component and 5 stars for the hotel component for 
NABERS Energy, and 4.5 star NABERS water score for commercial office and hotel. 
 
The proposed Strategy offers uncapped floor space incentives and accordingly sets 
a high standard of ecologically sustainable development to assist in meeting the 
NSW Government’s net-zero emissions target by 2050 as set out in the NSW 
Climate Change Policy Framework. This approach is also consistent with the Draft 
Greater Sydney Region Plan Objective 33 A low-carbon city contributes to net-zero 
emissions by 2050 and mitigates climate change. It is also consistent with the results 
achieved in developments at AMP Quay Quarter (50 Bridge Street) 137-151 
Clarence Street and 58-60 Martin Place. 
 

 Utilising the City’s well established design excellence provisions, with the 
development being the subject of a full architectural design competition in line with 
the City’s Competitive Design Policy. 
 
The SLEP2012 promotes design excellence, to achieve high quality architectural, 
urban and landscape design, for large sites. It does this by providing two pathways, 
a full architectural design competition and an alternative process. Having regard to 
the scale of the development and prominence of buildings within the City skyline 
envisaged by the Strategy, it supports a full architectural design competition as the 
only pathway to demonstrate design excellence. In this case the City strongly 
recommends that the any planning proposal requires development that is subject to 
a full architectural design competition to achieve the maximum floor space. 
 

 Promoting employment uses, through the use of LEP provisions that provide for the 
envelope only if the development does not include residential or serviced 
apartments.  

 

 Light and air easements on the adjoining sites where suitable setback concessions 
have been requested. 
 
The proposed development relies on neighbouring private land for outlook and 
views, borrowing amenity from neighbouring sites. An easement for light and air 
should be secured to ensure future amenity of the proposal.  
  

 Additional wind testing and sky view factor assessments, that assess whether the 
building envelope will be equal to or better than a compliant scheme. 
 
The Strategy setbacks are designed to provide appropriate public domain amenity. 
The departure contemplated by the proponent needs to demonstrate that daylight 
and wind amenity will not be worse than a compliant scheme. A compliant scheme 
would have a 25 metre street wall height and 8 metre setbacks from all boundaries. 
An easement for light and air over neighbouring sites would be required for any non-
complaint setbacks. 
 
The wind testing and sky view factor assessment should graphically explore 
alternate building envelopes and shapes that result in an equivalent or better 
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outcome than a complaint scheme. The alternative building envelopes explored 
within the study provided includes a reduction in height and width of the tower but 
does not explore a combination of both, different shapes or alternative podium 
heights. 

 

 A public benefit offer that provides sufficient contribution to infrastructure as growth 
occurs as suggested in the City’s letter of 27 October 2017. 

 
An offer to the City’s proposed Infrastructure Delivery Fund was provided, based on 
50% of the additional floor space to be created. As discussed with the proponent, it 
is the City’s preference that the offer is based on 100% of additional floor space, 
beyond the mapped floor space ratio and accommodation floor space. The City of 
Sydney S61 contributions plan currently applies. It levies at 1% of development cost 
and is one of the lowest rates in metropolitan Sydney. Special provision was made in 
the City of Sydney Act 1998 to levy a wider range of development activity at a lower 
rate than would otherwise be available under S94 of the Environmental Planning and 
Assessment Act. The proposed Strategy compliments the City’s approach to provide 
growth beyond the capacity of existing controls and infrastructure. This funding 
approach only applies to floor space that is not available under current controls, 
rather than exploring the alternative to increase the current 1% levy and apply it to all 
development.  
 

In addition to the above, the proponent’s indicative design demonstrates a floor space 
ratio of 20.4:1, whereas the request is to increase the floor space ratio to 22:1. 
Clarification and consistency are sought to appropriately assess the amenity impact of 
the additional 1,927 square metres of the building envelope and clarify the maximum in 
relation to other bonuses and incentives. 
 
State significant development 
 
The proposal to include a substantial hotel would see a state significant development 
planning pathway triggered, to which development control plan provisions do not apply. 
Under the established planning pathway the City’s development control plan would be 
amended to support development outcomes such as an appropriate building envelope, 
setbacks and sustainability. As stated above these matters need to be addressed 
through the planning proposal as development control plan provisions will not apply.  
 
Despite the proponent’s desire for an alternate planning authority to assess the planning 
proposal, the City is willing to accept delegation of this state significant development. 
The City has proven the ability to assess state significant development in a timely and 
efficient manner through examples such as the hotel developments at 1 Alfred Street 
and 201 Elizabeth Street, Sydney. 
 
Should you wish to speak with a Council officer about the rezoning review, please 
contact Andrew Thomas, Executive Manager Strategic Planning, on 9265 9616 or at 
athomas@cityofsydney.nsw.gov.au  
 
Yours sincerely 

 
Graham Jahn AM 
Director 
City Planning| Development| Transport 

mailto:athomas@cityofsydney.nsw.gov.au
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Attachment A: Letters to Department and proponent 27 October                 
                         2017 
Attachment B: Letter from proponent requesting pre-planning proposal advice dated 4 
                         August 2017 



 

 

27 October 2017 
 
Our Ref: S064204.013 
File No: 2017/528193 
 
Marcus Ray 
Deputy Secretary Planning Services 
Department of Planning and Environment 
GPO Box 39 
Sydney NSW 2001 
marcus.ray@planning.nsw.gov.au 
 
 
 
Dear Marcus 
 
4-6 Bligh Street, Sydney 
 
I refer to your letter regarding a potential planning proposal for 4-6 Bligh Street, Sydney. 
 
To date the City has not received a formal planning proposal request or further 
supporting information that aligns with the aims of the draft Central Sydney Planning 
Strategy. 
 
Should the proponent wish to lodge a request for a planning proposal for the site, the 
City would assess the merits of the proposal. The City has written to the proponent with 
information on how to lodge a request. 
 
We are pleased to hear that the Department will continue to work collaboratively with the 
City and will consider the draft Strategy when reviewing future planning proposals. We 
look forward to receiving a gateway determination in the near future to support this view. 
 
Should you wish to speak with a Council officer about the above, please contact Sally 
Peters, Manager Central Sydney Planning, on 9265 9465 or at 
speters@cityofsydney.nsw.gov.au  
 
 
Yours sincerely, 
 

 
 
Graham Jahn AM 
Director  
City Planning I Development I Transport 
 
Encl. 
Letter to Architectus 

mailto:marcus.ray@planning.nsw.gov.au
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27 October 2017 
 
Our Ref: 2017/530545 
File No: S064204.013 
 
Michael Harrison 
Director, Urban Design and Urban Planning 
Architectus Group Pty Ltd 
Level 18, MLC Centre, 19 Martin Place 
Sydney NSW 2001 
michael.harrison@architectus.com.au  
 
 
Dear Michael, 
 
Request to prepare a planning proposal – 4-6 Bligh Street, Sydney 
 
I refer to your pre-planning proposal correspondence and supporting information 
submitted on 4 August in relation to a planning proposal for 4-6 Bligh Street, Sydney.  
 
Your request seeks an amendment to Sydney Local Environmental Plan 2012 following 
Council and Central Sydney Planning Committee approval of the draft Central Sydney 
Planning Strategy for public exhibition. The draft Strategy, together with the Central 
Sydney Planning Proposal, are awaiting a gateway determination by the Department of 
Planning and Environment. Once exhibited the draft Strategy would provide the strategic 
basis for additional floor space to facilitate the subject sites redevelopment for a 
commercial, hotel and motel accommodation and a recreation facility. 
 
The City’s previous letter of 4 September 2017 identified matters to be resolved, 
specifically the justification for a reduction in the building’s setbacks, and light and air 
easements to the surrounding sites.  
 
As discussed more recently, the City will give further consideration to progressing a 
planning proposal prior to the formal exhibition of the draft Central Sydney Planning 
Strategy. As a starting point, the planning proposal should address matters raised in our 
letter of 4 September 2017, as well as the aims of the Strategy as endorsed by the 
Council and the Central Sydney Planning Committee on 25 July and 21 July 2016.  
 
The additional information should address how the proposal will drive zero-net energy, 
as intended by the Council for site specific planning proposals to achieve a high 
standard of ecologically sustainable development into the future, and to help meet our 
zero net growth energy target. In this regard reference should be made to NABERS 
Energy Commitment Agreements for Hotels and Offices. Further the proposal request 
should outline how it will commit to continuing to deliver on the City’s design excellence 
program though participation in a full architectural design competition. 
 
In relation to the public benefit offer, your correspondence proposes an offer to the City’s 
proposed Infrastructure Delivery Fund based on 50% of the additional floor space to be 
created. As discussed, it is the City’s preference that your offer is based on 100% of 
additional floor space. As such the rate should apply to all floor space created above 
12.5:1 (mapped FSR plus accommodation floor space).  
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As detailed in the information provided, the proposal would see a State Significant 
Development planning pathway, to which a development control plan would not apply 
due the duplicative planning pathways imposed by the Department of Planning and 
Environment. To address those requirements generally addressed in the DCP, 
additional LEP amendments are likely. 
 
For efficiency, the competition, development assessment and determination of the 
detailed application could be delegated to the City as it was for the Wanda Hotel and 
201 Park Street. This also deals with the interface issues. 
 
The City looks forward to continuing our dialogue with you and working towards a 
positive contribution to Central Sydney. Nothing in this advice implies endorsement of 
your request to progress a planning proposal or precludes the City from requesting 
additional information or changes as part of any assessment of the request.   
 
Lodgement 
 
To lodge the request please complete the attached form and prepare the supporting 
documentation identified in the attached checklist. The form, supporting studies and fee 
can be lodged at the One Stop Shop on level two of Town Hall House, 456 Kent Street 
Sydney by appointment with the relevant planning officer. 
 
The fee includes both the lodgement fee and a major application fee. The fees are 
described in Council’s Fees and Charges available on the City’s website at 
www.cityofsydney.nsw.gov.au under Council>>Our responsibilities>> Fees and charges.  
Further information for lodgement can be found on the lodgement form. 
 
If you would like to speak with a council officer about the request to change the planning 
controls or to arrange a lodgement appointment please contact Karen Judd, Specialist 
Planner on 9265 9774 or at kajudd@cityofsydney.nsw.gov.au  
 
Yours sincerely, 
 

 
 
Graham Jahn AM 
Director  
City Planning I Development I Transport 
 
 
Encl. 
Lodgement Form 
Planning Proposal Lodgement Checklist 
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4 August 2017 

Ms Monica Barone 

Chief Executive Officer 

City of Sydney 

GPO Box 1591 

Sydney  NSW  2000 

RE: 4-6 Bligh Street, Sydney – proposed mixed hotel and commercial development 

Pre-request advice on Planning Proposal   

Dear Ms Barone, 

This letter seeks pre-request advice from the City of Sydney Council (Council) on a Planning 

Proposal for the site at 4-6 Bligh Street, Sydney (the site). This pre-request and supporting 

information has been prepared on the advice of Council Officer Tim Wise, Senior Specialist 

Planner, in email correspondence dated 21 July 2017. 

The Planning Proposal proposes a site-specific increase to the maximum Floor Space Ratio 

(FSR) applicable to the site under the Sydney Local Environmental Plan (LEP) 2012 of 7.12:1, 

to facilitate the redevelopment of the site for the purposes of a mixed-use development 

comprising commercial premises, hotel and motel accommodation and a recreation facility. This 

will facilitate an increase in the maximum FSR applicable to the proposed development from 

approximately 14.88:1, inclusive of accommodation floor space and design excellence bonus, to 

a maximum FSR of 22.0:1 inclusive of accommodation floor space, design excellence bonus 

and proposed site-specific FSR control. 

The proposed development triggers State Significant Development (SSD) provisions, pursuant 

to Clause 13 Schedule 1 of the State Environmental Planning Policy (State and Regional 

Development) 2011 (SEPP), as the hotel component is over $100 million Capital Investment 

Value. Subsequent concept and staged detailed applications will be lodged in accordance with 

the proposal, with SEARs to be requested following approval of the post-exhibition Planning 

Proposal by Council and the CSPC. 

This letter sets out background and justification for the pre-Planning Proposal request and is 

accompanied by the following supporting documentation: 

− Assessment of compliance against the Draft Central Sydney Planning Strategy, 

Planning Proposal Central Sydney, Sydney Development Control Plan (Central 

Sydney Planning Strategy Amendment) (DCP) (Attachment A); 

− Architectural plans prepared by Architectus (Attachment B); 

− Building envelope and urban design study prepared by Architectus (Attachment C); 

− Sky view analysis prepared by Architectus (Attachment D); 

− Pedestrian Wind Environment Statement prepared by Windtech (Attachment E); 

− Draft Public Benefit Offer (Attachment F); and 

− Capital Investment Value Report (Attachment G)  

Please refer to a detailed overview of the site and Planning Proposal below.  
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1. Background 

1.1 The site  

The site is known as 4-6 Bligh Street, Sydney. The subject site is an irregularly shaped 

allotment that consists of four lots, legally described as Lot 1, DP 919932, Lot 1, DP134866, Lot 

2, DP 134866, and Lot A, DP 184770. The site has a total area of approximately 1,216sqm. The 

site is zoned B8 - Metropolitan Centre pursuant to the LEP 2012. 

1.2 Site context 

The site is situated within a highly accessible area of the financial core of Central Sydney, 

located approximately 200 metres north of Martin Place and 70 metres north of the proposed 

Martin Place Metro station. The location is also ideally situated to provide additional tourist 

accommodation, being in close proximity to major destinations including the Royal Botanic 

Gardens (approximately 200 metres) and Circular Quay (approximately 450 metres).  

The property is owned by One Investment Management Pty Ltd as trustee for Recap IV 

Management No. 4 Trust, being an affiliate of SC Capital Partners Group (SC Capital). 

SC Capital (www.sccpasia.com) is a Singapore-based real estate investment management firm 

with assets under management of US$4.0bn. SC Capital is an active property investor across 

Asia-Pacific, including interests in 62 hotels, predominantly in Japan. 

2. Overview of Planning Proposal 

2.1 The proposal 

The proposal seeks to develop a mixed-use building on the site comprising ground floor retail 

and combined hotel/office lobby, podium level commercial office uses up to 45m high and a 

hotel tower setback above, to a maximum height of 205.0m. The development as proposed 

exceeds existing FSR allowances at the site pursuant to the LEP 2012. 

Please refer to the proposed detailed architectural scheme provided at Attachment B.  

2.2 Current controls 

The site is currently subject to a base FSR of 8.0:1 pursuant to clause 4.4 of the LEP 2012, 

however a mixed-use development based on the proposed distribution of land uses is eligible 

for a maximum FSR of approximately 14.88:1, pursuant to the combined bonuses provided 

under clause 6.4 (Accommodation Floor Space) and clause 6.21 (Design Excellence) 

respectively. 

The site is subject to a maximum building height of 235.0m pursuant to clause 4.3 of the LEP 

2012. The proposal does not seek to alter existing building height limits at the site. 

2.3 Proposed controls 

The Planning Proposal proposes a site-specific increase to the maximum FSR control of 7.12:1, 

where the development is for the purpose of commercial premises, hotel or motel development, 

and recreation facility (indoor). This would increase the maximum FSR applying to the land 

under the LEP 2012 from approximately 14.88:1 (including bonuses) to a maximum of 22.0:1 

FSR, but only where it relates to the aforementioned land uses.  

On the basis of the mix of uses provided by the architectural concept at Attachment B (break 

down of floor space approximately 22.6% commercial, 71.6% hotel, and 5.8% indoor gym and 

pool), the maximum FSR that would be applicable to a building on the site is set out in Table 1 

below. It is noted that Table 1 includes a 7.3% efficiency factor for additional GFA to allow for 

flexibility during the design competition process (for example if a proponent puts in a faster or 

more efficient lift which may mean less lifts are required and would result in more GFA but not a 

different building form). 

http://www.sccpasia.com/
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Table 1: Overview of Floor Space Ratio Calculation 

It is proposed to add a site-specific provision under Division 5 of Part 6 of the LEP 2012 which 

provides that where development of the site is for the purposes of hotel or motel 

accommodation, commercial premises (which includes retail premises) and an indoor recreation 

facility, the development is eligible for an additional FSR of 7.12:1. 

It is not proposed to amend clause 4.4 or the associated FSR map (the base FSR), or to amend 

clause 6.4 (Accommodation Floor Space) or clause 6.21 (Design Excellence).For the purposes 

of determining additional design excellence floor space to which the development is eligible 

under clause 6.21(7)(b) as result of a competitive design process, the 10% bonus will apply only 

to the mapped base FSR of 8:1 and any accommodation floor space to which the development 

is eligible. Additional FSR being sought through this Planning Proposal will not be eligible for 

any design excellence bonus. 

It is noted that a greater proportion of hotel or motel accommodation than has been illustrated in 

the reference design at Attachment B may be proposed which would result in an FSR in 

excess of 22.0:1, accordingly an upper limiting floor space ratio is proposed at Section 3.0 

below which would prevent this from occurring, while still allowing flexibility in the future floor 

space distribution of uses throughout the development. 

2.4 Objective of proposed controls 

The objective of the proposed LEP amendment is to enable the proposed hotel development to 

be of a sufficient size as to achieve operational efficiencies for a hotel to be viable. Due to the 

residual value of the existing building on the site, it is not feasible to construct a new hotel on 

the site under the current maximum FSR control. 

Refurbishment of the existing commercial building would be the most likely development 

scenario for the site under the existing controls. This would be a lost opportunity to deliver a 

new hotel in an ideal location within Central Sydney, for which there is substantial unmet 

demand as publicly acknowledged by Council, including as detailed in the Draft Central Sydney 

Planning Strategy and Council’s Tourism Action Plan 2030. 

LEP Provision Floor Space Ratio Sub-total 

Clause 4.4 Floor space ratio 
(base) 

8.0:1 8.0:1 

Clause 6.4 Accommodation floor 
space (Area 1) 

Hotel accommodation – max 6:1 (proposed 71.6% of 
development = 4.296:1) 

Office and retail uses – 4.5:1 (proposed 22.6% of development 
= 1.017:1) 

Total accommodation floor space for the which the 
development is eligible – 5.5313:1 

Note 1: Proposed gymnasium component not eligible for 
accommodation floor space (approximately 5.8% of 
development). 

Note 2: All indicative proportions have been based on the 
reference design (Appendix B) and may be subject to change. 

13.53:1 

Clause 6.21 Design Excellence  Up to additional 10% (of base FSR and accommodation floor 
space)  

14.88:1 

Clause 6.5 Car parking 
reduction 

Not eligible - 

Clause 6.6 End of Journey Not eligible (applies to development for the purpose of 
commercial premises only) 

- 

Clause 6.7 Entertainment and 
club 

Not eligible - 

Clause 6.8 Lanes development  Not eligible - 

Proposed site-specific clause Additional 7.12:1 22:1 

 Total 22.0:1 
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3. Draft LEP Clause 

It is proposed that the draft LEP clause take the following form: 

Clause 6.37 – 4–6 Bligh Street, Sydney 

(1) The objective of this clause is to provide for additional floor space for development 
for any of the following purposes: 

(a) Commercial premises;   

(b) Hotel or motel accommodation; and 

(c) Recreation facility (indoor) 

(2) This clause applies to 4-6 Bligh Street, being Lot 1, DP 919932, Lot 1, 
DP134866, Lot 2, DP 134866, and Lot A, DP 184770.  

(3) A building on land to which this clause applies that is used of any of the 
following purposes: 

(a) Commercial premises;   

(b) Hotel or motel accommodation; and 

(c) Recreation facility (indoor) 

is eligible for an amount of additional floor space, in excess of that permitted 
by the Floor Space Ratio Map and any other additional floor space that is 
otherwise permitted by this plan, by applying a floor space ratio of 7.12:1. 

(4) Development consent must not be granted to development under this clause if the 
development will result in a building in the site having a floor space ratio greater 
than 22:1. 

4. Relationship to Draft Central Sydney Planning Strategy 

The Planning Proposal is consistent with the City of Sydney’s proposed framework, the Draft 

Central Sydney Planning Strategy 2016 – 2036, which will allow for increased height and/or 

FSR to be achieved on sites where it can be demonstrated that this will not result in any 

unacceptable impacts on adjoining properties or on the public domain.  

The proposed height of the building (205m) is below the current height limit of 235 metres and 

the proposed building will not result in any additional overshadowing of any ‘Public Place’. 

The proposed scheme is consistent with the relevant controls under the current Sydney DCP 

2012, and is generally consistent with the Draft DCP, with the exception of only minor variations 

to setback and outlook provisions due to increased setback and outlook requirements under the 

draft provisions. These proposed minor variations will not result in any unsatisfactory impact on 

the pedestrian amenity in surrounding public places, or on the amenity of adjoining properties. 

Overall it is considered that an equivalent outcome has been achieved as one which would be 

considered a compliant built form massing under the proposed controls, while allowing for a 

buildable and economically viable floorplate to be achieved as part of a tower development on 

the site. 

A comparison of the current and proposed controls is provided at Attachment A. There will be 

no unacceptable impacts on adjoining properties or the public domain from the proposed 

development. For example, the shadow impacts have been tested and there will be no 

additional overshadowing of Chifley Square during the protected times. 

The proposed FSR is therefore consistent with the Draft Central Sydney Planning Strategy 2016 

- 2036. 

5. Conclusion 

This pre-request seeks advice from the City on a Planning Proposal for an additional site-

specific Floor Space Ratio (FSR) of 7.12:1 under the Sydney Local Environmental Plan (LEP) 
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2012 for the purposes of a mixed-use commercial premises, hotel and motel accommodation, 

and recreation facility (indoor) development. This will facilitate an increase in the total maximum 

FSR on the site, inclusive of bonuses and additional floor space to which the development 

would be eligible, from approximately 14.88:1, to a maximum FSR of 22.0:1. Architectus 

respectfully request Council also provide copies of the following documentation and items to 

facilitate lodgement of the Planning Proposal: 

1. Planning Proposal Application Form; 

2. Planning Proposal Application Checklist; and 

3. Confirmation of Planning Proposal Lodgement Fees. 

I look forward to your prompt response as to allow progression of this project. 

Should you wish to discuss any matters contained in this report further, please feel free to 

contact Jane Fielding, Senior Associate, or Taylar Vernon, Senior Planner on 8252 8400 or 

jane.fielding@architectus.com.au or taylar.vernon@architectus.com.au respectively.  

Regards, 

 

 
 

Michael Harrison 

Director, Urban Design and Urban Planning 

Architectus Group Pty Ltd 
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