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Introduction

The purpose of this report is to determine the potential floor space area or GFA that may be achieved
under the Sydney LEP 2012 (SLEP) and Sydney DCP 2012 (SDCP) for the combined AMP Precinct
development project. This analysis has been prepared prior to the formal submission of a LEP
amendment request in order to gain Council acceptance of the approach and assumptions in deriving the
maximum floor space potential of the ‘AMP Precinct’ site.

The 'AMP Precinct’ is within an area of the City bounded by Alfred, Loftus, Bridge and Phillip Streets, but
excluding land to the north of Customs House Lane and south of the east/west leg of Loftus Lane, as
illustrated in Figure 1 below. The AMP precinct is held in a number of separate ownership vehicles and
contains within it some streets and laneways which are intended to be retained and enhanced. The AMP
Precinct also contains three heritage items.

The development concept for the AMP precinct involves a lowering of achievable development density on
the Young and Loftus part of the precinct and a corresponding increase in achievable development
density on the Bridge Street and Alfred Street part. The overall achievable development density when
taken over the combined sites within the precinct does not change from that permissible under the
Sydney LEP 2012 provisions.

There are a number of important assumptions that underpin this assessment:

1. The Sydney LEP 2012 and Sydney DCP 2012 form the basis of this assessment.
2. The land areas and any encumbrances have been verified by a licenced surveyor.
3. The assessment of available floor space area is limited to AMP owned or controlled land within

the defined precinct only and does not rely on any publicly owned land for the purposes of the
FSA calculations.

4. The development objective is to achieve a “FSR neutral” concept. That is, not seeking a FSR for
the combined precinct greater than would be otherwise available under the SLEP 2012.

5. The three heritage items within the precinct have been included in the total site area calculations
on the basis that these items are an integral part of the precinct master plan and will involve
significant development in accordance with the relevant Conservation Management Plans.

6. That the precinct will be subject to future competitive design processes (post Stage 1 DA
approval) and accordingly the opportunity to increase the floor area above the FSR controls to a
maximum of 10% has been assumed for the entirety of the precinct. This again includes the
heritage items given the integral role of the overall development scheme and in future design
excellence processes.

7. For the purposes of the FSR assessment, the uses have been assumed to be retail, commercial
and residential, thereby attracting the ‘standard’ accommodation floor space area of 4.5:1 above
the standard 8:1 base.

8. Heritage floor space would be purchased in the usual manner in accordance with the standard
provisions of the LEP.

9. The Master Plan concepts prepared by Hassell are not final and are subject to design
development. Accordingly, GFA calculations for the new buildings are estimates only and will be
subject to further review and refinement but will retain the FSR neutral outcome.
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FIGURE 1 - AMP PRECINCT LOCATION (OUTLINED IN RED)
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1 Floor Space Calculation Summary

Based upon the detailed assessment provided and the assumptions applied, the following table

summarises the FSR neutral approach to floor space for the AMP Precinct

TABLE 1 — AMP PRECINCT: FLOOR SPACE CALCULATION SUMMARY

YOUNG AND LOFTUS  BRIDGE & ALFRED TOTAL
Site Area 2,924m? 8,197 m? 11,121 m?
Maximum GFA available (based on 13.75:1) 40,209 m? 112,708 m? 152,917 m?
Total assessable GFA of existing and 17,765 m? 135,152 m? 152,917 m?
proposed new buildings
Surplus/Deficit - 22,444 m? +22,444 m? nil

A detailed explanation and breakdown as to how the above floor space calculations were prepared is

provided in following section of this report.
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2 Relevant Planning Provisions

This section presents the relevant provisions identified within the SLEP 2012, as well as a key section
under the SDCP 2012 relating to the ‘awarding of additional floor space’. The following key provisions
have informed and guided the calculation of floor space to date for the AMP Precinct.

The below tables set out each key provision, as well as provide comment on how the provision(s) relate
to the AMP Precinct. Consideration of potential draft LEP amendments to the SLEP 2012 in relation to
floor space area (FSA), have been noted where relevant.

The following drawings have been prepared and are referred to throughout this report:

= AMP Precinct Survey Plan, prepared by Denny Linker & Co, dated 25 September 2012 (Appendix
A)

= Loftus Lane Sub terrain Plan, prepared by Hassell, dated 17 September 2012 (Appendix B)

= Indicative existing and proposed Basement Arrangements, prepared by Hassell (off Survey Plan)
(Appendix C)

= Laneways Retail Areas for the AMP Precinct, prepared by Hassell, 3 October 2012 (Appendix D).

= Preliminary Areas Schedule for the AMP Precinct, prepared by Hassell, 8 October 2012 (Appendix
E).

URBIS
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3 Floor Space Area Transfer

Based on the above assumptions presented in Section 2 we provide the following summary of the FSA
breakdown and transfer for the AMP Precinct.

Key Atftributes Young & Loftus (m?) Bridge & Alfred (m?)
Site Area * 2,924.3 8,197
Maximum GFA
(based on 13.75:1)** 40,209 | 112,708
Existing Buildings To be :
Retained (GFA) Gallipoli Club 846 i 33 Alfred Street 35,681
Hinchliff 989 !
Proposed New Buildings E
(GFA) 9-17 Young Street 8,143 E 50 Bridge Street*** 99,471
16-20 Loftus Street 4262
2-10 Loftus Street 4,113 E
Total Buildings (GFA) ! 18353 | ! 135,152
Lanes development floor Loftus Lane \:/ i
space Retail**** (-) :588 !
,
r 17,7655 "

Surplus GFAto be
transferred

Additional FSA Required

* Includes only AMP owned/controlled land and excludes all public land

Nil

**This assumes a 10% design excellence across the entire Precinct

*** Existing plus extension

****In accordance with clause 6.8 of the Sydney LEP 2012

1 4 FLOOR SPACE AREA TRANSFER

(+) 22,444 < -

zero floor space surplus/deficit
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SA4740_FSA PRELIMINARY ENQUIRY_FINAL(1).DOCX



z Summary

The above floor space area analysis and calculation is provided to Council for review, and to seek an ‘in
principle’ support for the potential realisation of an FSR of 13.75:1 across the entire AMP Precinct.

We trust that the above information provides enough for Council to undertake its review on the various

assumptions made in relation to the relevant provisions under the Sydney LEP 2012 and Sydney DCP
2012.
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Appendix A Survey Plans
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Appendix B Loftus Lane: Sub-terrain Plan
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Sydney

Tower 2, Level 23,Darling Park

201 Sussex Street Sydney, NSW 2000
t +02 8233 9900

f+02 8233 9966

Melbourne

Level 12, 120 Collins Street
Melbourne, VIC 3000

t +03 8663 4888

f+03 8663 4999

Brisbane

Level 7, 123 Albert Street
Brisbane, QLD 4000

t +07 3007 3800

f+07 3007 3811

Perth

Level 1, 55 St Georges Terrace
Perth, WA 6000

t +08 9346 0500

f+08 9221 1779

Australia « Asia « Middle East
w urbis.com.au e info@urbis.com.au





