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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 2,924m² 8,197 m² 11,121 m² 

Maximum GFA available (based on 13.75:1)  40,209 m² 112,708 m² 152,917 m² 

Total assessable GFA of existing and 
proposed new buildings 

17,765 m² 135,152 m² 152,917 m² 

Surplus/Deficit  - 22,444 m² +22,444 m² 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). 
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an
d 

33
 

Al
fre

d 
St

re
et

) w
ill 

ea
ch

 b
e 

in
te

gr
at

ed
 w

ith
in

 th
e 

fu
tu

re
 re

de
ve

lo
pm

en
t. 

 
W

or
ks

 to
 3

3 
Al

fre
d 

St
re

et
 a

re
 a

n 
in

te
gr

al
 p

ar
t o

f t
he

 m
as

te
r p

la
n 

co
nc

ep
t, 

in
vo

lv
in

g 
ne

w
 a

nd
 im

pr
ov

ed
 b

ui
ld

in
g 

co
nn

ec
tio

ns
 b

et
w

ee
n 

th
e 

co
m

m
er

ci
al

 
to

w
er

s,
 a

lte
ra

tio
ns

 to
 th

e 
gr

ou
nd

 p
la

ne
 to

 e
nh

an
ce

 a
ct

iv
e 

ed
ge

s,
 a

 n
ew

 
fro

nt
ag

e 
to

 A
lfr

ed
 P

la
ce

, r
ev

is
ed

 lo
bb

y/
fro

nt
 re

ce
pt

io
n 

et
c.

 a
nd

 n
ew

 u
se

s 
fo

r 
pa

rts
 o

f t
he

 b
ui

ld
in

g,
 c

on
si

st
en

t w
ith

 th
e 

C
M

P 
w

hi
ch

 is
 b

ei
ng

 p
re

pa
re

d.
 

 
Si

m
ila

rly
, w

or
ks

 to
 H

in
ch

cl
iff

 H
ou

se
 a

nd
 th

e 
G

al
lip

ol
i C

lu
b 

w
ill 

fo
rm

 a
n 

in
te

gr
al

 p
ar

t o
f t

he
 Y

ou
ng

 a
nd

 L
of

tu
s 

pr
ec

in
ct

 in
vo

lv
in

g 
ad

ap
tiv

e 
re

us
e,

 
po

ss
ib

le
 im

pr
ov

ed
 c

on
ne

ct
io

ns
 a

nd
 o

pe
ni

ng
s 

to
 e

xi
st

in
g 

an
d 

ne
w

 la
ne

s.
  

 
A 

co
ns

er
va

tio
n 

m
an

ag
em

en
t p

la
n 

is
 b

ei
ng

 p
re

pa
re

d 
an

d 
w

ill 
be

 im
pl

em
en

te
d 

fo
r e

ac
h 

of
 th

e 
ab

ov
e 

he
rit

ag
e 

ite
m

s,
 a

nd
 s

ig
ni

fic
an

t c
on

se
rv

at
io

n 
w

or
ks

 w
ill 

C
on

si
st

en
t w

ith
 L

EP
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A
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1)
.D

O
C

X
 

 
R

E
LE

V
A

N
T 

P
LA

N
N

IN
G

 P
R

O
V

IS
IO

N
S
 7

 
 

R
EL

EV
AN

T 
PR

O
VI

SI
O

N
S 

C
O

M
M

EN
TS

 
AS

SE
SS

M
EN

T 

be
 c

ar
rie

d 
ou

t a
s 

pa
rt 

of
 th

e 
re

de
ve

lo
pm

en
t o

f t
he

 P
re

ci
nc

t. 

 
In

 li
gh

t o
f t

he
 a

bo
ve

, a
ll 

lo
ts

 w
ith

in
 th

e 
pr

ec
in

ct
 w

ill 
in

vo
lv

e 
“s

ig
ni

fic
an

t 
de

ve
lo

pm
en

t”.
   

C
la

us
e 

4.
5(

7)
 C

er
ta

in
 p

ub
lic

 la
nd

 to
 b

e 
se

pa
ra

te
ly

 c
on

si
de

re
d 

Fo
r t

he
 p

ur
po

se
 o

f a
pp

ly
in

g 
a 

flo
or

 s
pa

ce
 ra

tio
 to

 a
ny

 p
ro

po
se

d 
de

ve
lo

pm
en

t o
n,

 a
bo

ve
 o

r b
el

ow
 c

om
m

un
ity

 la
nd

 o
r a

 p
ub

lic
 

pl
ac

e,
 th

e 
si

te
 a

re
a 

m
us

t o
nl

y 
in

cl
ud

e 
an

 a
re

a 
th

at
 is

 o
n,

 a
bo

ve
 o

r 
be

lo
w

 th
at

 c
om

m
un

ity
 la

nd
 o

r p
ub

lic
 p

la
ce

, a
nd

 is
 o

cc
up

ie
d 

or
 

ph
ys

ic
al

ly
 a

ffe
ct

ed
 b

y 
th

e 
pr

op
os

ed
 d

ev
el

op
m

en
t, 

an
d 

m
ay

 n
ot

 
in

cl
ud

e 
an

y 
ot

he
r a

re
a 

on
 w

hi
ch

 th
e 

pr
op

os
ed

 d
ev

el
op

m
en

t i
s 

to
 

be
 c

ar
rie

d 
ou

t.  

 
As

 il
lu

st
ra

te
d 

on
 th

e 
su

rv
ey

 p
la

n 
at

 A
pp

en
di

x 
A 

th
er

e 
ar

e 
a 

nu
m

be
r o

f 
co

rn
er

 s
pl

ay
s 

id
en

tif
ie

d 
on

 ti
tle

 b
ot

h 
on

 th
e 

Yo
un

g 
& 

Lo
ftu

s 
la

nd
 a

nd
 th

e 
Br

id
ge

 a
nd

 A
lfr

ed
 la

nd
. 

 
Th

e 
sp

la
ys

 a
re

 li
m

ite
d 

in
 h

ei
gh

t a
nd

 d
ep

th
 a

nd
 th

er
ef

or
e 

ar
e 

on
ly

 a
 g

ro
un

d 
le

ve
l e

nc
um

br
an

ce
, a

nd
 a

s 
th

e 
ex

is
tin

g 
an

d 
pr

op
os

ed
 b

ui
lt 

fo
rm

s 
ex

te
nd

 o
ve

r 
th

e 
sp

la
ys

 a
bo

ve
 a

nd
 b

el
ow

 g
ro

un
d,

 th
is

 la
nd

 h
as

 b
ee

n 
ca

lc
ul

at
ed

 a
s 

si
te

 
ar

ea
. 

 
It 

is
 to

 b
e 

no
te

d 
th

at
 w

hi
ls

t t
he

 e
xi

st
in

g 
ba

se
m

en
t a

re
as

 b
en

ea
th

 th
e 

Yo
un

g 
& 

Lo
ftu

s 
la

nd
 d

o 
no

t e
nc

ro
ac

h 
th

e 
sp

la
y 

co
rn

er
s;

 th
e 

cu
rr

en
t p

ro
po

se
d 

co
nc

ep
t 

fo
r Y

ou
ng

 &
 L

of
tu

s 
la

nd
 h

as
 a

ss
um

ed
 to

 in
cl

ud
e 

th
es

e 
ar

ea
s 

in
 th

e 
ba

se
m

en
t d

es
ig

n.
 A

n 
ill

us
tra

tio
n 

of
 th

is
 e

xi
st

in
g 

an
d 

fu
tu

re
 b

as
em

en
t 

ar
ra

ng
em

en
t i

s 
pr

ov
id

ed
 a

t A
pp

en
di

x 
C.

 

 
W

hi
le

 th
e 

m
as

te
r p

la
n 

co
nc

ep
t s

ee
ks

 to
 a

cq
ui

re
 a

 s
tra

tu
m

 fo
r a

 s
ec

tio
n 

of
 th

e 
Lo

ftu
s 

La
ne

 s
ub

 te
rra

in
 in

 o
rd

er
 to

 a
ch

ie
ve

 a
n 

ef
fic

ie
nt

 b
as

em
en

t d
es

ig
n 

an
d 

lim
it 

ve
hi

cl
e 

en
try

 a
nd

 e
xi

t p
oi

nt
s,

 a
s 

in
di

ca
te

d 
at

 A
pp

en
di

x 
B,

 th
is

 p
or

tio
n 

of
 

la
nd

 h
as

 n
ot

 b
ee

n 
in

cl
ud

ed
 w

ith
in

 th
e 

si
te

 a
re

a 
ca

lc
ul

at
io

n.
 

 
It 

is
 p

ro
po

se
d 

th
at

 a
 c

ov
en

an
t w

ill
 b

e 
pl

ac
ed

 o
n 

tit
le

 fo
r t

he
 L

of
tu

s 
La

ne
 s

ub
 

te
rr

ai
n 

to
 re

st
ric

t t
he

 a
bi

lit
y 

(o
th

er
w

is
e 

av
ai

la
bl

e 
un

de
r C

la
us

e 
4.

5(
7)

) t
o 

re
al

is
e 

flo
or

 s
pa

ce
 a

re
a 

ac
ro

ss
 th

is
 p

or
tio

n 
of

 la
nd

. 

C
on

si
st

en
t w

ith
 L

EP
 

C
la

us
e 

4.
5(

8)
 E

xi
st

in
g 

bu
ild

in
gs

 

Th
e 

gr
os

s 
flo

or
 a

re
a 

of
 a

ny
 e

xi
st

in
g 

or
 p

ro
po

se
d 

bu
ild

in
gs

 w
ith

in
 

th
e 

ve
rti

ca
l p

ro
je

ct
io

n 
(a

bo
ve

 o
r b

el
ow

 g
ro

un
d)

 o
f t

he
 b

ou
nd

ar
ie

s 
of

 a
 s

ite
 is

 to
 b

e 
in

cl
ud

ed
 in

 th
e 

ca
lc

ul
at

io
n 

of
 th

e 
to

ta
l f

lo
or

 s
pa

ce
 

fo
r t

he
 p

ur
po

se
s 

of
 a

pp
ly

in
g 

a 
flo

or
 s

pa
ce

 ra
tio

 w
he

th
er

 o
r n

ot
 th

e 
pr

op
os

ed
 d

ev
el

op
m

en
t r

el
at

es
 to

 a
ll 

of
 th

e 
bu

ild
in

gs
. 

 
Th

e 
fo

llo
w

in
g 

ex
is

tin
g 

bu
ild

in
gs

 w
ill 

re
m

ai
n 

as
 p

ar
t o

f t
he

 p
ro

po
se

d 
re

de
ve

lo
pm

en
t: 

 
G

al
lip

ol
i C

lu
b 

– 
84

6m
² 

 
H

in
ch

cl
iff

 H
ou

se
 –

 9
89

m
² 

 
33

 A
lfr

ed
 S

tre
et

 –
 3

5,
68

1m
² 

 
50

 B
rid

ge
 S

tre
et

 –
 5

5,
12

4m
² 

 
Th

e 
ab

ov
e 

ar
ea

s 
ha

ve
 b

ee
n 

in
cl

ud
ed

 w
ith

in
 th

e 
to

ta
l f

lo
or

 s
pa

ce
 c

al
cu

la
tio

n 
an

d 
ha

ve
 b

ee
n 

co
nf

irm
ed

 b
y 

a 
lic

en
se

d 
su

rv
ey

or
. 

C
on

si
st

en
t w

ith
 L

EP
 



 8 
R

E
LE

VA
N

T 
P

LA
N

N
IN

G
 P

R
O

V
IS

IO
N

S
 

 
U

R
B

IS
 

S
A

47
40

_F
SA

 P
R

E
LI

M
IN

A
R

Y 
E

N
Q

U
IR

Y_
FI

N
A

L(
1)

.D
O

C
X
 

 

R
EL

EV
AN

T 
PR

O
VI

SI
O

N
S 

C
O

M
M

EN
TS

 
AS

SE
SS

M
EN

T 

C
la

us
e 

4.
5(

9)
 C

ov
en

an
ts

 to
 p

re
ve

nt
 “

do
ub

le
 d

ip
pi

ng
” 

W
he

n 
de

ve
lo

pm
en

t c
on

se
nt

 is
 g

ra
nt

ed
 to

 d
ev

el
op

m
en

t o
n 

a 
sit

e 
co

m
pr

is
ed

 o
f 2

 o
r m

or
e 

lo
ts

, a
 c

on
di

tio
n 

of
 th

e 
co

ns
en

t m
ay

 
re

qu
ire

 a
 c

ov
en

an
t t

o 
be

 re
gi

st
er

ed
 th

at
 p

re
ve

nt
s 

th
e 

cr
ea

tio
n 

of
 

flo
or

 a
re

a 
on

 a
 l o

t (
th

e 
re

st
ric

te
d 

lo
t) 

if 
th

e 
co

ns
en

t a
ut

ho
rit

y 
is

 
sa

tis
fie

d 
th

at
 a

n 
eq

ui
va

le
nt

 q
ua

nt
ity

 o
f f

lo
or

 a
re

a 
w

ill 
be

 c
re

at
ed

 
on

 a
no

th
er

 lo
t o

nl
y 

be
ca

us
e 

th
e 

si
te

 in
cl

ud
ed

 th
e 

re
st

ric
te

d 
lo

t.  

 
It 

is
 a

nt
ic

ip
at

ed
 th

at
 c

ov
en

an
ts

 m
ay

 b
e 

ap
pl

ie
d 

to
 re

st
ric

t ‘
do

ub
le

 d
ip

pi
ng

’ a
t 

th
e 

de
ve

lo
pm

en
t a

pp
lic

at
io

n 
st

ag
e.

   
C

on
si

st
en

t w
ith

 L
EP

 

C
la

us
e 

4.
5(

10
) C

ov
en

an
ts

 a
ffe

ct
 c

on
so

lid
at

ed
 s

ite
s 

If:
 (a

) a
 c

ov
en

an
t o

f t
he

 k
in

d 
re

fe
rre

d 
to

 in
 s

ub
cl

au
se

 (9
) a

pp
lie

s 
to

 
an

y 
la

nd
 (a

ffe
ct

ed
 la

nd
), 

an
d 

(b
) p

ro
po

se
d 

de
ve

lo
pm

en
t r

el
at

es
 to

 th
e 

af
fe

ct
ed

 la
nd

 a
nd

 o
th

er
 

la
nd

 th
at

 to
ge

th
er

 c
om

pr
is

e 
th

e 
si

te
 o

f t
he

 p
ro

po
se

d 
de

ve
lo

pm
en

t, 
 

th
e 

m
ax

im
um

 a
m

ou
nt

 o
f f

lo
or

 a
re

a 
al

lo
w

ed
 o

n 
th

e 
ot

he
r l

an
d 

by
 

th
e 

flo
or

 s
pa

ce
 ra

tio
 fi

xe
d 

fo
r t

he
 s

ite
 b

y 
th

is
 P

la
n 

is
 re

du
ce

d 
by

 
th

e 
qu

an
tit

y 
of

 fl
oo

r s
pa

ce
 a

re
a 

th
e 

co
ve

na
nt

 p
re

ve
nt

s 
be

in
g 

cr
ea

te
d 

on
 th

e 
af

fe
ct

ed
 la

nd
. 

 
Ex

is
tin

g 
co

ve
na

nt
s 

ap
pl

y 
to

 3
3 

Al
fre

d 
St

re
et

 a
nd

 5
0 

Br
id

ge
 S

tre
et

 a
s 

a 
co

ns
eq

ue
nc

e 
of

 a
 s

ub
di

vi
si

on
 a

pp
ro

va
l t

o 
re

de
fin

e 
th

e 
bo

un
da

ry
 b

et
w

ee
n 

th
os

e 
si

te
s.

 C
ou

nc
il 

ap
pr

ov
al

 u
nd

er
 th

e 
co

ve
na

nt
s 

w
ill 

be
 re

qu
ire

d 
fo

r t
he

 
pr

op
os

ed
 d

ev
el

op
m

en
t. 

C
on

si
st

en
t w

ith
 L

EP
 

C
la

us
e 

6.
4 

A
cc

om
m

od
at

io
n 

flo
or

 s
pa

ce
 

(1
) A

 b
ui

ld
in

g 
is

 e
lig

ib
le

 fo
r a

n 
am

ou
nt

 o
f a

dd
itio

na
l f

lo
or

 s
pa

ce
 

( a
cc

om
m

od
at

io
n 

flo
or

 s
pa

ce
) e

qu
iv

al
en

t t
o 

th
e 

flo
or

 s
pa

ce
 ra

tio
 

sp
ec

ifie
d 

in
 p

ar
ag

ra
ph

s 
(a

)–
(g

), 
if 

th
e 

bu
ild

in
g 

is
 in

 a
n 

Ar
ea

, a
nd

 is
 

us
ed

 fo
r a

 p
ur

po
se

, s
pe

ci
fie

d 
in

 re
la

tio
n 

to
 th

at
 fl

oo
r s

pa
ce

 ra
tio

: 

(a
) A

re
a 

1,
 h

ot
el

 o
r m

ot
el

 a
cc

om
m

od
at

io
n—

6:
1,

 

(b
) A

re
a 

1,
 c

om
m

er
ci

al
 p

re
m

is
es

, r
es

id
en

tia
l a

cc
om

m
od

at
io

n 
or

 
se

rv
ic

ed
 a

pa
rtm

en
ts

—
4.

5:
1,

 

 
In

 a
cc

or
da

nc
e 

w
ith

 F
lo

or
 S

pa
ce

 R
at

io
 M

ap
 F

SR
_0

14
, t

he
 A

M
P 

Pr
ec

in
ct

 is
 

lo
ca

te
d 

w
ith

in
 A

re
a 

1.
 

 
Th

e 
Pr

ec
in

ct
 is

 th
er

ef
or

e 
el

ig
ib

le
 fo

r a
n 

am
ou

nt
 o

f a
dd

iti
on

al
 fl

oo
r s

pa
ce

 o
f u

p 
to

 4
.5

:1
. 

 
Th

is
 p

ot
en

tia
lly

 c
re

at
es

 a
n 

FS
R

 o
f 1

2.
5:

1 
fo

r t
he

 A
M

P 
Pr

ec
in

ct
. 

C
on

si
st

en
t w

ith
 L

EP
 

6.
6 

En
d 

of
 jo

ur
ne

y 
flo

or
 s

pa
ce

 

(1
) A

 b
ui

ld
in

g 
on

 la
nd

 in
 C

en
tra

l S
yd

ne
y 

th
at

 is
 u

se
d 

on
ly

 fo
r t

he
 

pu
rp

os
es

 o
f c

om
m

er
ci

al
 p

re
m

is
es

 a
nd

 th
at

 h
as

 a
ll o

f t
he

 fo
llo

w
in

g 

 
En

d 
of

 jo
ur

ne
y 

fa
ci

lit
ie

s 
ar

e 
pr

op
os

ed
 in

 a
cc

or
da

nc
e 

w
ith

 th
e 

pr
ov

is
io

ns
 

un
de

r c
la

us
e 

6.
6,

 h
ow

ev
er

 th
e 

to
ta

l a
re

a 
to

 b
e 

oc
cu

pi
ed

 w
ill

 b
e 

qu
al

ifi
ed

 a
t 

th
e 

de
ta

ile
d 

de
si

gn
 p

ha
se

. 

N
ot

 in
cl

ud
ed

 w
ith

in
 th

e 
FS

A 
ca

lc
ul

at
io

ns
 a

t t
hi

s 
tim

e.
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R
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R
EL

EV
AN

T 
PR

O
VI

SI
O

N
S 

C
O

M
M

EN
TS

 
AS

SE
SS

M
EN

T 

fa
ci

lit
ie

s 
to

ge
th

er
 in

 o
ne

 a
re

a 
of

 th
e 

bu
ild

in
g,

 is
 e

lig
ib

le
 fo

r a
n 

am
ou

nt
 o

f a
dd

itio
na

l f
lo

or
 s

pa
ce

 (e
nd

 o
f j

ou
rn

ey
 fl

oo
r s

pa
ce

) 
eq

ua
l t

o 
th

e 
flo

or
 s

pa
ce

 o
cc

up
ie

d 
by

 th
os

e 
fa

ci
lit

ie
s:

 

(a
) s

ho
w

er
s,

 

(b
) c

ha
ng

e 
ro

om
s,

 

(c
) l

oc
ke

rs
, 

(d
) b

ic
yc

le
 s

to
ra

ge
 a

re
as

. 

(2
)  

Th
e 

am
ou

nt
 o

f e
nd

 o
f j

ou
rn

ey
 fl

oo
r s

pa
ce

 c
an

no
t b

e 
m

or
e 

th
an

 th
e 

am
ou

nt
 o

f f
lo

or
 s

pa
ce

 th
at

 c
an

 b
e 

ac
hi

ev
ed

 b
y 

ap
pl

yi
ng

 a
 

flo
or

 s
pa

ce
 ra

tio
 o

f 0
.3

:1
 to

 th
e 

bu
ild

in
g.

 

C
la

us
e 

6.
8 

La
ne

s 
de

ve
lo

pm
en

t f
lo

or
 s

pa
ce

 

(1
) T

hi
s 

cl
au

se
 a

pp
lie

s 
on

ly
 to

 d
ev

el
op

m
en

t c
on

si
st

in
g 

of
 

al
te

ra
tio

ns
 o

r a
dd

itio
ns

 to
 a

 b
ui

ld
in

g 
th

at
: 

(a
) i

s 
in

 e
xi

st
en

ce
 o

n 
th

e 
m

ak
in

g 
of

 th
is

 P
la

n,
 a

nd
 

(b
) i

s 
on

 la
nd

 in
 C

en
tra

l S
yd

ne
y,

 a
nd

 

(c
) a

dj
oi

ns
 a

 p
ub

lic
 ro

ad
 w

ith
 a

 w
id

th
 le

ss
 th

an
 6

 m
et

re
s 

(a
 

la
ne

). 

(2
) D

ev
el

op
m

en
t t

o 
w

hi
ch

 th
is

 c
la

us
e 

ap
pl

ie
s 

th
at

 re
su

lts
 in

 th
e 

to
ta

l f
lo

or
 s

pa
ce

 u
se

d 
fo

r l
an

es
 d

ev
el

op
m

en
t p

ur
po

se
s 

w
ith

in
 a

ll 
re

le
va

nt
 p

re
m

is
es

 in
 a

 b
ui

ld
in

g 
be

in
g 

gr
ea

te
r a

fte
r t

he
 

de
ve

lo
pm

en
t t

ha
n 

it 
w

as
 b

ef
or

e 
th

e 
de

ve
lo

pm
en

t c
au

se
s 

th
e 

bu
ild

in
g 

to
 b

e 
el

ig
ib

le
 fo

r a
n 

am
ou

nt
 o

f a
dd

itio
na

l f
lo

or
 s

pa
ce

 
(la

ne
s 

de
ve

lo
pm

en
t f

lo
or

 s
pa

ce
) e

qu
al

 to
 th

at
 in

cr
ea

se
. 

(3
) F

or
 th

e 
pu

rp
os

es
 o

f t
hi

s 
cl

au
se

: 

la
ne

s 
de

ve
lo

pm
en

t p
ur

po
se

 m
ea

ns
: 

(a
) b

us
in

es
s 

pr
em

is
es

, 

(b
) c

om
m

un
ity

 fa
ci

lit
ie

s,
 

(c
) e

nt
er

ta
in

m
en

t f
ac

ilit
ie

s,
 

(d
) f

oo
d 

an
d 

dr
in

k 
pr

em
is

es
, 

 
Th

e 
pr

op
os

ed
 re

de
ve

lo
pm

en
t o

f t
he

 Y
ou

ng
 &

 L
of

tu
s 

la
nd

 w
ill 

in
cl

ud
e 

58
8m

² 
of

 la
ne

s 
(r

et
ai

l) 
de

ve
lo

pm
en

t f
lo

or
 s

pa
ce

. T
hi

s 
ar

ea
 h

as
 b

ee
n 

m
ar

ke
d 

up
 a

nd
 

is
 p

ro
vi

de
d 

at
 A

pp
en

di
x 

D.
 

 
In

 a
cc

or
da

nc
e 

w
ith

 C
la

us
e 

6.
8 

th
e 

pr
op

os
ed

 re
ta

il 
de

ve
lo

pm
en

t w
ill:

 

 
pr

ov
id

e 
re

ta
il 

te
na

nc
ie

s 
th

at
 h

av
e 

a 
gr

os
s 

flo
or

 a
re

a 
of

 le
ss

 th
an

 1
00

 
sq

ua
re

 m
et

re
s;

 

 
no

t h
av

e 
di

re
ct

 a
cc

es
s 

to
 a

ny
 o

th
er

 p
re

m
is

es
 re

la
tin

g 
to

 th
at

 b
ui

ld
in

g;
 

 
ad

jo
in

 a
nd

 p
ro

vi
de

 d
ire

ct
 a

cc
es

s 
to

 e
ith

er
 L

of
tu

s 
La

ne
 o

r C
us

to
m

s 
H

ou
se

 L
an

e 
w

hi
ch

 b
ot

h 
ha

ve
 a

 w
id

th
 o

f l
es

s 
th

an
 6

 m
et

re
s;

 a
nd

 

 
no

t p
ro

vi
de

 a
 fl

oo
r a

re
a 

of
 g

re
at

er
 th

an
 5

 m
et

re
s 

ab
ov

e 
th

e 
ex

is
tin

g 
gr

ou
nd

 le
ve

l o
f t

he
 p

ub
lic

 ro
ad

. 

 
Th

e 
pr

op
os

ed
 a

rc
ad

es
 c

on
ne

ct
in

g 
Lo

ftu
s 

St
re

et
 a

nd
 Y

ou
ng

 S
tre

et
 a

re
 

cu
rr

en
tly

 p
riv

at
e 

ar
ca

de
s.

 

 
Th

e 
pr

op
os

ed
 la

ne
w

ay
 re

ta
il 

co
m

pl
ie

s 
w

ith
 th

e 
ob

je
ct

iv
es

 a
nd

 in
te

nt
 o

f t
hi

s 
cl

au
se

, b
y 

ac
tiv

at
in

g 
an

d 
im

pr
ov

in
g 

th
e 

am
en

ity
 o

f L
of

tu
s 

La
ne

 a
nd

 C
us

to
m

s 
H

ou
se

 L
an

e.
 

C
on

si
st

en
t w

ith
 L

EP
 



 10
 RE

LE
VA

N
T 

P
LA

N
N

IN
G

 P
R

O
V

IS
IO

N
S
 

 
U

R
B

IS
 

S
A

47
40

_F
SA

 P
R

E
LI

M
IN

A
R

Y 
E

N
Q

U
IR

Y_
FI

N
A

L(
1)

.D
O

C
X
 

 

R
EL

EV
AN

T 
PR

O
VI

SI
O

N
S 

C
O

M
M

EN
TS

 
AS

SE
SS

M
EN

T 

(e
) i

nf
or

m
at

io
n 

an
d 

ed
uc

at
io

n 
fa

ci
lit

ie
s,

 

(f)
 p

la
ce

s 
of

 p
ub

lic
 w

or
sh

ip
, 

(g
) p

ub
s,

 

(h
) r

ec
re

at
io

n 
fa

ci
lit

ie
s 

(in
do

or
), 

(i)
 re

gi
st

er
ed

 c
lu

bs
, 

(j)
 re

ta
il 

pr
em

is
es

. 

re
le

va
nt

 p
re

m
is

es
 m

ea
ns

 d
is

tin
ct

 p
re

m
is

es
 w

ith
in

 a
 b

ui
ld

in
g,

 
ea

ch
 o

f w
hi

ch
: 

(a
) h

as
 a

 g
ro

ss
 fl

oo
r a

re
a 

of
 le

ss
 th

an
 1

00
 s

qu
ar

e 
m

et
re

s,
 a

nd
 

(b
) d

oe
s 

no
t h

av
e 

di
re

ct
 a

cc
es

s 
to

 a
ny

 o
th

er
 p

re
m

is
es

 in
 th

e 
bu

ild
in

g,
 a

nd
 

(c
) a

dj
oi

ns
, a

nd
 h

as
 d

ire
ct

 a
cc

es
s 

to
, a

 la
ne

 a
nd

 

(d
) h

as
 a

 fl
oo

r l
ev

el
 n

o 
m

or
e 

th
an

 5
 m

et
re

s 
ab

ov
e 

th
e 

gr
ou

nd
 

le
ve

l (
ex

is
tin

g)
 o

f t
he

 la
ne

. 

6.
10

 H
er

ita
ge

 fl
oo

r s
pa

ce
 

(1
) O

bj
ec

tiv
e 

Th
e 

ob
je

ct
iv

e 
of

 th
is

 c
la

us
e 

is
 to

 p
ro

vi
de

 a
n 

in
ce

nt
iv

e 
fo

r t
he

 
co

ns
er

va
tio

n 
an

d 
on

go
in

g 
m

ai
nt

en
an

ce
 o

f h
er

ita
ge

 b
ui

ld
in

gs
 

w
ith

in
 C

en
tra

l S
yd

ne
y.

 

 
An

 a
w

ar
d 

of
 h

er
ita

ge
 fl

oo
r s

pa
ce

 h
as

 n
ot

 b
ee

n 
pr

ev
io

us
ly

 re
co

rd
ed

 in
 re

la
tio

n 
to

 a
ny

 o
f t

he
 e

xi
st

in
g 

he
rit

ag
e 

ite
m

s 
w

ith
in

 th
e 

AM
P 

Pr
ec

in
ct

. 

 

C
on

si
st

en
t w

ith
 L

EP
 

C
la

us
e 

6.
11

 U
til

is
at

io
n 

of
 c

er
ta

in
 a

dd
iti

on
al

 fl
oo

r s
pa

ce
 

re
qu

ire
s 

al
lo

ca
tio

n 
of

 h
er

ita
ge

 fl
oo

r s
pa

ce
. 

 
Th

e 
pr

op
os

ed
 re

de
ve

lo
pm

en
t o

f t
he

 A
M

P 
Pr

ec
in

ct
 a

nd
 th

e 
flo

or
 a

re
a 

so
ug

ht
 

ab
ov

e 
8:

1 
w

ill 
re

qu
ire

 th
e 

al
lo

ca
tio

n 
of

 h
er

ita
ge

 fl
oo

r s
pa

ce
 in

 a
cc

or
da

nc
e 

w
ith

 th
e 

re
le

va
nt

 p
ro

vi
si

on
s 

st
at

ed
 u

nd
er

 C
la

us
e 

6.
11

 o
f t

he
 L

EP
.  

 

C
on

si
st

en
t w

ith
 L

EP
  

C
la

us
e 

6.
21

 D
es

ig
n 

ex
ce

lle
nc

e 

(1
)  

Th
e 

ob
je

ct
iv

e 
of

 th
is

 c
la

us
e 

is
 to

 d
el

iv
er

 th
e 

hi
gh

es
t s

ta
nd

ar
d 

of
 a

rc
hi

te
ct

ur
al

, u
rb

an
 a

nd
 la

nd
sc

ap
e 

de
si

gn
. 

(2
)  

Th
is

 c
la

us
e 

ap
pl

ie
s 

to
 d

ev
el

op
m

en
t i

nv
ol

vi
ng

 th
e 

er
ec

tio
n 

of
 a

 
ne

w
 b

ui
ld

in
g 

or
 e

xt
er

na
l a

lte
ra

tio
ns

 to
 a

n 
ex

is
tin

g 
bu

ild
in

g 
on

 la
nd

 

 
Th

e 
pr

op
os

ed
 re

de
ve

lo
pm

en
t o

f t
he

 A
M

P 
Pr

ec
in

ct
 w

ill 
lik

el
y 

in
vo

lv
e 

at
 le

as
t 

tw
o 

co
m

pe
tit

iv
e 

de
si

gn
 p

ro
ce

ss
es

. 

 
It 

is
 th

er
ef

or
e 

th
e 

ob
je

ct
iv

e 
to

 re
al

is
e 

th
e 

m
ax

im
um

 a
m

ou
nt

 o
f f

lo
or

 s
pa

ce
 

th
at

 e
xc

ee
ds

 b
y 

up
 to

 1
0%

 th
e 

to
ta

l o
f t

he
 p

er
m

itt
ed

 F
SR

 u
nd

er
 c

la
us

e 
4.

4 
(i.

e.
 8

:1
) p

lu
s 

th
e 

su
m

 o
f a

cc
om

m
od

at
io

n 
flo

or
 s

pa
ce

 fo
r w

hi
ch

 th
e 

si
te

 
el

ig
ib

le
 fo

r u
nd

er
 c

la
us

e 
6.

4 
(i.

e.
 4

.5
:1

). 
 

C
on

si
st

en
t w

ith
 L

EP
 

It 
is

 to
 b

e 
no

te
d 

th
at

 a
n 

en
ab

lin
g 

am
en

dm
en

t t
o 

th
e 

LE
P 

w
ill 

be
 re

qu
ire

d 
to

 
cl

ar
ify

 th
at

 a
dd

iti
on

al
 fl

oo
r 



 U
R

B
IS

 
S

A
47

40
_F

SA
 P

R
E

LI
M

IN
A

R
Y 

E
N

Q
U

IR
Y_

FI
N

A
L(

1)
.D

O
C

X
 

 
R

E
LE

V
A

N
T 

P
LA

N
N

IN
G

 P
R

O
V

IS
IO

N
S
 1

1 
 

R
EL

EV
AN

T 
PR

O
VI

SI
O

N
S 

C
O

M
M

EN
TS

 
AS

SE
SS

M
EN

T 

to
 w

hi
ch

 th
is

 P
la

n 
ap

pl
ie

s.
 

(3
) D

ev
el

op
m

en
t c

on
se

nt
 m

us
t n

ot
 b

e 
gr

an
te

d 
to

 d
ev

el
op

m
en

t t
o 

w
hi

ch
 th

is
 c

la
us

e 
ap

pl
ie

s 
un

le
ss

, i
n 

th
e 

op
in

io
n 

of
 th

e 
co

ns
en

t 
au

th
or

ity
, t

he
 p

ro
po

se
d 

de
ve

lo
pm

en
t e

xh
ib

its
 d

es
ig

n 
ex

ce
lle

nc
e.

 

(5
) D

ev
el

op
m

en
t c

on
se

nt
 m

us
t n

ot
 b

e 
gr

an
te

d 
to

 th
e 

fo
llo

w
in

g 
de

ve
lo

pm
en

t t
o 

w
hi

ch
 th

is
 c

la
us

e 
ap

pl
ie

s 
un

le
ss

 a
 c

om
pe

tit
iv

e 
de

si
gn

 p
ro

ce
ss

 h
as

 b
ee

n 
he

ld
 in

 re
la

tio
n 

to
 th

e 
pr

op
os

ed
 

de
ve

lo
pm

en
t: 

(a
) d

ev
el

op
m

en
t i

n 
re

sp
ec

t o
f a

 b
ui

ld
in

g 
th

at
 h

as
, o

r w
ill 

ha
ve

, a
 

he
ig

ht
 a

bo
ve

 g
ro

un
d 

le
ve

l (
ex

is
tin

g)
 g

re
at

er
 th

an
: 

(i)
 5

5 
m

et
re

s 
on

 la
nd

 in
 C

en
tra

l S
yd

ne
y,

 o
r 

(ii
) 2

5 
m

et
re

s 
on

 a
ny

 o
th

er
 la

nd
, 

(b
) d

ev
el

op
m

en
t h

av
in

g 
a 

ca
pi

ta
l v

al
ue

 o
f m

or
e 

th
an

 
$1

00
,0

00
,0

00
, 

(c
) d

ev
el

op
m

en
t i

n 
re

sp
ec

t o
f w

hi
ch

 a
 d

ev
el

op
m

en
t c

on
tro

l p
la

n 
is

 
re

qu
ire

d 
to

 b
e 

pr
ep

ar
ed

 u
nd

er
 c

la
us

e 
7.

20
, 

(d
) d

ev
el

op
m

en
t f

or
 w

hi
ch

 th
e 

ap
pl

ic
an

t h
as

 c
ho

se
n 

su
ch

 a
 

pr
oc

es
s.

 

(7
)  

If 
th

e 
de

si
gn

 o
f a

 n
ew

 b
ui

ld
in

g,
 o

r a
n 

ex
te

rn
al

 a
lte

ra
tio

n 
to

 a
n 

ex
is

tin
g 

bu
ild

in
g,

 o
n 

la
nd

 is
 th

e 
w

in
ne

r o
f a

 c
om

pe
tit

iv
e 

de
si

gn
 

pr
oc

es
s 

an
d 

th
e 

co
ns

en
t a

ut
ho

rit
y 

is
 s

at
is

fie
d 

th
at

 th
e 

bu
ild

in
g 

or
 

al
te

ra
tio

n 
ex

hi
bi

ts
 d

es
ig

n 
ex

ce
lle

nc
e,

 it
 m

ay
 g

ra
nt

 d
ev

el
op

m
en

t 
co

ns
en

t t
o 

th
e 

er
ec

tio
n 

of
 th

e 
ne

w
 b

ui
ld

in
g,

 o
r t

he
 a

lte
ra

tio
n 

to
 th

e 
ex

is
tin

g 
bu

ild
in

g,
 w

ith
: 

(a
)  

a 
bu

ild
in

g 
he

ig
ht

 th
at

 e
xc

ee
ds

 th
e 

m
ax

im
um

 h
ei

gh
t s

ho
w

n 
fo

r 
th

e 
la

nd
 o

n 
th

e 
H

ei
gh

t o
f B

ui
ld

in
gs

 M
ap

 b
y 

up
 to

 1
0%

, o
r 

(b
)  

an
 a

m
ou

nt
 o

f f
lo

or
 s

pa
ce

 th
at

 e
xc

ee
ds

 th
e 

am
ou

nt
 p

er
m

itt
ed

 
as

 a
 re

su
lt 

of
 th

e 
flo

or
 s

pa
ce

 ra
tio

 s
ho

w
n 

fo
r t

he
 la

nd
 o

n 
th

e 
Fl

oo
r 

Sp
ac

e 
R

at
io

 M
ap

 b
y 

up
 to

 1
0%

 o
r, 

if 
th

e 
bu

ild
in

g 
or

 a
lte

ra
tio

n 
is

 
el

ig
ib

le
 fo

r a
ny

 a
cc

om
m

od
at

io
n 

flo
or

 s
pa

ce
 o

r c
om

m
un

ity
 fl

oo
r 

 
As

 s
ta

te
d 

in
 re

sp
on

se
 to

 C
la

us
e 

4.
5,

 a
nd

 th
e 

re
le

va
nt

 s
ub

cl
au

se
s,

 th
e 

AM
P 

si
te

 a
re

a 
is

 ta
ke

n 
fo

r t
he

 p
ur

po
se

 o
f t

hi
s 

an
al

ys
is

 to
 b

e 
th

e 
ar

ea
 o

f a
ll 

lo
ts

 o
n 

w
hi

ch
 th

e 
de

ve
lo

pm
en

t i
s 

pr
op

os
ed

 to
 b

e 
ca

rri
ed

 o
ut

 e
xc

lu
di

ng
 th

e 
la

ne
w

ay
s.

 

 
It 

is
 im

po
rta

nt
 to

 re
co

gn
is

e 
th

at
 th

e 
he

rit
ag

e 
ite

m
s 

fo
rm

 a
n 

in
te

gr
al

 p
ar

t o
f t

he
 

M
as

te
r P

la
n 

co
nc

ep
t a

nd
 h

en
ce

 w
ill 

be
 s

im
ila

rly
 im

po
rta

nt
 w

he
n 

es
ta

bl
is

hi
ng

 
th

e 
co

m
pe

tit
iv

e 
de

si
gn

 b
rie

fs
.  

W
ith

 a
t l

ea
st

 tw
o 

se
pa

ra
te

 d
es

ig
n 

co
m

pe
tit

io
ns

 to
 b

e 
ru

n 
(i.

e.
 o

ne
 fo

r Y
ou

ng
 &

 L
of

tu
s 

an
d 

on
e 

fo
r B

rid
ge

 &
 

Al
fre

d)
 it

 is
 re

co
gn

is
ed

 th
at

 th
e 

‘w
ho

le
 o

f p
re

ci
nc

t’ 
is

 im
po

rta
nt

 to
 re

al
is

in
g 

th
is

 re
de

ve
lo

pm
en

t. 
Th

e 
he

rit
ag

e 
si

gn
ifi

ca
nc

e 
its

el
f i

s 
an

 im
po

rta
nt

 a
n 

in
te

rtw
in

ed
 e

le
m

en
t a

nd
 th

er
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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 Attributes Young & Loftus (m²) Bridge & Alfred (m²)

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 33 Alfred Street 35,681

Hinchcliff 989

Proposed New Buildings 
(GFA) 9-17 Young Street 8,143 50 Bridge Street*** 99,471

16-20 Loftus Street 4,262

2-10 Loftus Street 4,113

Total Buildings (GFA) 18,353 135,152

Lanes development floor 
space

Loftus Lane 
Retail**** (-) 588

17,765

Surplus GFA to be 
transferred (+) 22,444

Additional FSA Required Nil zero floor space surplus/deficit

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

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

*** Existing plus extension

**** In accordance with clause 6.8 of the Sydney LEP 2012
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4 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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Appendix C Existing and Proposed Basement 
Arrangements Plan 

 



E
X
TE
N
T
O
F

E
X
IS
TI
N
G

B
A
S
E
M
E
N
T

E
X
TE
N
T
O
F

P
R
O
P
O
S
E
D

B
A
S
E
M
E
N
T

E
X
TE
N
T
O
F

P
R
O
P
O
S
E
D

B
A
S
E
M
E
N
T

E
X
TE
N
T
O
F

P
R
O
P
O
S
E
D

B
U
IL
D
IN
G

P
R

O
P

O
S

E
D

 A
B

O
V

E
 &

 B
E

LO
W

 G
R

O
U

N
D

 B
U

IL
T 

FO
R

M

E
X
TE
N
T
O
F

P
R
O
P
O
S
E
D

B
U
IL
D
IN
G

E
X
TE
N
T
O
F

P
R
O
P
O
S
E
D

B
U
IL
D
IN
G

B
E

LO
W

 G
R

O
U

N
D

 B
U

IL
T 

FO
R

M

A
B

O
V

E
 G

R
O

U
N

D
 B

U
IL

T 
FO

R
M



E
X
TE
N
T
O
F

E
X
IS
TI
N
G

B
A
S
E
M
E
N
T

E
X
TE
N
T
O
F

E
X
IS
TI
N
G

B
A
S
E
M
E
N
T

E
X
TE
N
T
O
F

E
X
IS
TI
N
G

B
A
S
E
M
E
N
T

E
X
TE
N
T
O
F

E
X
IS
TI
N
G

B
U
IL
D
IN
G

E
X

IS
TI

N
G

 A
B

O
V

E
 &

 B
E

LO
W

 G
R

O
U

N
D

 B
U

IL
T 

FO
R

M

E
X
TE
N
T
O
F

E
X
IS
TI
N
G

B
U
IL
D
IN
G

E
X
TE
N
T
O
F

E
X
IS
TI
N
G

B
U
IL
D
IN
G

E
X
TE
N
T
O
F

E
X
IS
TI
N
G

B
A
S
E
M
E
N
T

U
N
K
N
O
W
N

A
B

O
V

E
 G

R
O

U
N

D
 B

U
IL

T 
FO

R
M

B
E

LO
W

 G
R

O
U

N
D

 B
U

IL
T 

FO
R

M



 

APPENDICES   
URBIS 

SA4740_FSA PRELIMINARY ENQUIRY_FINAL(1).DOCX 
 

Appendix D Proposed Laneway Retail Plan 
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Appendix E Preliminary Areas Schedule 
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