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4.   Section 4.55 Application: 194 and 196-204 Pitt Street, Sydney - D/2018/1246/A 

5.   Development Application: 194 and 196-204 Pitt Street, Sydney - D/2021/203 

6.   Section 4.55 Application: 22 O'Riordan Street, Alexandria - D/2019/686/A 

7.   Development Application: 22 O'Riordan Street, Alexandria - D/2021/529 

8.   Development Application: 506 Gardeners Road, Alexandria - D/2021/45 

9.   Post Exhibition - Planning Proposal - 600-660 Elizabeth Street, Redfern - Sydney 
Local Environmental Plan 2012 and Draft Design Guide 

10.   Post Exhibition - Planning Proposal - 30-62 Barcom Avenue, Darlinghurst - Sydney 
Local Environmental Plan 2012 and Sydney Development Control Plan 2012 
Amendment 

11.   Public Exhibition - Planning Proposal - 2 Chifley Square, Sydney - Sydney Local 
Environmental Plan 2012 and Sydney Development Control Plan 2012 Amendment 

 



 

 

 
 

Disclaimer, Terms and Guidelines for 
Speakers at the Central Sydney 

Planning Committee 
As part of our democratic process, the City invites members of the community to speak directly to 
committee members during Central Sydney Planning Committee meetings about items on the 
agenda. 

Webcast  

In accordance with the City of Sydney Code of Meeting Practice, Central Sydney Planning 
Committee meetings are recorded and webcast live on the City of Sydney website at 
www.cityofsydney.nsw.gov.au.  

Members of the public attending a Central Sydney Planning Committee meeting may have their 
image, voice and personal information (including name and address) recorded, publicly broadcast 
and archived for up to 12 months.  

Consent  

By attending a Central Sydney Planning Committee meeting, members of the public consent to 
this use of their image, voice and personal information.  

Disclaimer 

Statements made by individuals at a Central Sydney Planning Committee meeting, and which 
may be contained in a live stream or recording of the meeting are those of the individuals making 
them, and not of the City. To be clear, unless set out in a resolution of council, the City does not 
endorse or support such statements. 

The City does not accept any liability for statements made or actions taken by individuals during a 
Central Sydney Planning Committee meeting that may be contrary to law, including discriminatory, 
defamatory or offensive comments. Such statements or actions are not protected by privilege and 
may be the subject of legal proceedings and potential liability, for which the City takes no 
responsibility. 

Guidelines  

To enable the committee to hear a wide range of views and concerns within the limited time 
available, we encourage people interested in speaking at the Central Sydney Planning Committee 
to: 

1. Register to speak by calling Secretariat on 9265 9702 or emailing 
secretariat@cityofsydney.nsw.gov.au before 10.00am on the day of the meeting. 

2. Check the recommendation in the committee report before speaking, as it may address 
your concerns so that you just need to indicate your support for the recommendation. 

3. Note that there is a three minute time limit for each speaker (with a warning bell at two 
minutes) and prepare your presentation to cover your major points within that time. 

4. Avoid repeating what previous speakers have said and focus on issues and information 
that the committee may not already know. 

5. If there is a large number of people interested in the same item as you, try to nominate 
three representatives to speak on your behalf and to indicate how many people they are 
representing. 

At the start of each Central Sydney Planning Committee meeting, the Chair may reorder agenda 
items so that those items with speakers can be dealt with first. 

Central Sydney Planning Committee reports are available at www.cityofsydney.nsw.gov.au  

http://www.cityofsydney.nsw.gov.au/
mailto:secretariat@cityofsydney.nsw.gov.au
http://www.cityofsydney.nsw.gov.au/
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Disclosures of Interest 

Pursuant to the provisions of the City of Sydney Code of Meeting Practice and the City of 
Sydney Code of Conduct, Members of the Central Sydney Planning Committee are required 
to disclose pecuniary interests in any matter on the agenda for this meeting. 

Member of the Central Sydney Planning Committee are also required to disclose any non-
pecuniary interests in any matter on the agenda for this meeting. 

This will include receipt of reportable political donations over the previous four years. 

In both cases, the nature of the interest must be disclosed. 

Local Government and Planning Legislation Amendment (Political Donations) 
Act 2008 

The Local Government and Planning Legislation Amendment (Political Donations) Act 2008 
(“the Act”) requires the disclosure of relevant political donations or gifts when planning or 
development applications are made to minimise any perception of undue influence. The 
amendments to the Act require disclosure to the Electoral Funding Authority of: 

 a reportable political donation as defined in the Election Funding and Disclosures 
Act 1981 (a donation of $1000 or more made to or for the benefit of the party, elected 
member, group or candidate or made by a major political donor to or for the benefit of 
a party, elected member, group or candidate, or made to the major political donor), or  

 a gift (as defined in the Election Funding and Disclosures Act 1981) to any local 
councillor or council employee (and includes a disposition of property or a gift of 
money or the provision of other valuable or service for no consideration or for 
inadequate consideration) when a relevant planning application is made to a council.  

A donation of less than $1000 can be a reportable political donation if the aggregated total of 
such donations was made by an entity or person to the same party, elected member, group 
or candidate or person. 
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Confirmation of Minutes 

Minutes of the following meeting of the Central Sydney Planning Committee are submitted 
for confirmation: 

Meeting of 14 October 2021 

1
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Matters arising from the Minutes 

Matters arising from the minutes of the Central Sydney Planning Committee of 14 October 
2021. 

1
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Section 4.55 Application: 194 and 196-204 Pitt Street, Sydney - D/2018/1246/A 

File No.: D/2018/1246/A 

Summary 

Date of Submission: 11 March 2021, amended 9 April 2021 

Applicant: v5 Pitt Street Pty Ltd, in its capacity as trustee of the v5 Pitt 
Street Trust 

Architect: FJMT Studio 

Developer: Innovative Construction and Development Pty Ltd 

Owner: Chairman of City Tattersall's Club 

Planning Consultant: Ethos Urban 

Heritage Consultant: Urbis 

Design Advisory Panel: 20 May 2021 

Cost of Works: $271,763,760 (as stated under D/2018/1246) 

Zoning: The site is zoned B8 Metropolitan Centre under the 
Sydney Local Environmental Plan 2012 (Sydney LEP 
2012). The indicative land use in the approved concept 
building envelope is defined as a "mixed-use development" 
comprising a "registered club", "retail premises", "hotel 
accommodation" and a "residential flat building", all of 
which are permissible with consent in the zone. 

Proposal Summary: The application is a Section 4.55(2) modification to amend 
a concept building envelope for the redevelopment of the 
City Tattersall's Club, comprising a podium and tower 
containing indicative residential, retail, hotel and club uses. 

Specifically, the modifications include reductions to the 
southern and eastern building setbacks, encroachments 
into the front building setback to Pitt Street and minor 
adjustments to the envelope height and northern building 
setback. 

1
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The application is referred to the Central Sydney Planning 
Committee (CSPC) for determination as the proposed 
modifications relate to “major development” for the 
purposes of the City of Sydney Act, 1988. 

A separate detailed design development application 
(D/2021/203) is presented to the CSPC concurrently for 
approval. 

The proposed modifications to the subject concept 
development consent will deliver consistency between 
staged development applications, as required under 
Section 4.24 of the Environmental Planning and 
Assessment Act, 1979. 

The application was notified for a period between 18 
March 2021 and 2 April 2021 in accordance with the City of 
Sydney Community Participation Plan 2020. The amended 
application received on 9 April 2021 was not required to be 
notified or advertised given the amendments to the 
concept building envelope will not significantly impact 
surrounding land uses, or increase impacts in comparison 
with the previous approval.  

As a result of the notification of the original application, one 
submission in support of the proposed modifications was 
received by the City. 

As amended, the proposed modifications to the building 
envelope are considered to result in a development that is 
substantially the same as previously approved and 
contextually appropriate. The changes are not likely to 
significantly impact the future uses of the building 
envelope, nor the amenity of surrounding sites. 

The detailed design of the development will be considered 
concurrently by the CSPC under development application 
D/2021/203, which demonstrates that a generally 
compliant scheme can be provided within the amended 
envelopes. The proposed modifications are recommended 
for approval. 

Summary Recommendation: The Section 4.55 application is recommended for approval. 
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Development Controls: (i) Environmental Planning and Assessment Act 1979 
and Environmental Planning and Assessment 
Regulation 2000 

(ii) City of Sydney Act 1988 and City of Sydney 
Regulation 2016 

(iii) Roads Act 1993 and Roads Regulation 2018 

(iv) Airports Act, 1996 (Cth) and Civil Aviation (Building 
Control) Regulation, 1988 

(v) State Environmental Planning Policy No.65—Design 
Quality of Residential Apartment Development 
(SEPP 65) and the Apartment Design Guide (ADG) 

(vi) Sydney Local Environmental Plan 2012 (Sydney LEP 
2012) 

(vii) Sydney Development Control Plan 2012 (Sydney 
DCP 2012) 

(viii) City of Sydney Community Participation Plan 2020 

(ix) Planning Proposal: Central Sydney 2020 

Attachments: A. Amended Concept Conditions of Consent 

B. Selected Drawings 
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Recommendation 

It is resolved that consent be granted to Section 4.55 Application Number D/2018/1246/A, 
subject to the amendment of the following conditions (additions shown in bold italics, 
deletions shown in strikethrough): 

(2)     APPROVED DEVELOPMENT 

(a)     Development must be in accordance with Development Application No. 
D/2018/1246 dated 17 October 2018, as modified by Section 4.55 
Modification Application D/2018/1246/A dated 11 March 2021 and the 
following drawings prepared by Francis-Jones Morehen Thorp Pty Ltd 
FJMT Studio: 

Drawing Name Date 

Proposed Envelope - Basement 5 

Envelope Drawings                                 
Proposed Envelope - Level B5                
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Basement 4 

Envelope Drawings                                 
Proposed Envelope - Level B4                
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Basement 3 

Envelope Drawings                                 
Proposed Envelope - Level B3                
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Basement 2 

Envelope Drawings                                 
Proposed Envelope - Level B2                
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Basement 1 

Envelope Drawings                                 
Proposed Envelope - Level B1                
Revision 02 

14 June 2019 

9/4/21 
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Proposed Envelope - Ground Floor 

Envelope Drawings                                 
Proposed Envelope - Ground Level        
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Ground Floor Mezzanine 

Envelope Drawings                                 
Proposed Envelope - Ground Mezzanine Level 
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Level 1 

Envelope Drawings                                 
Proposed Envelope - Level 01                 
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Level 1 Mezzanine 

Envelope Drawings                                 
Proposed Envelope - Level 01 Mezzanine 
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Level 2 

Envelope Drawings                                 
Proposed Envelope - Level 02                 
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Level 3 

Envelope Drawings                                 
Proposed Envelope - Level 03                 
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Level 4 

Envelope Drawings                                 
Proposed Envelope - Level 04                 
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Level 5 

Envelope Drawings                                 
Proposed Envelope - Level 05                 
Revision 02 

14 June 2019 

9/4/21 
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Proposed Envelope - Level 6 

Envelope Drawings                                     
Proposed Envelope - Level 06                     
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Level 7 

Envelope Drawings                                 
Proposed Envelope - Level 07                 
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Level 14 Podium Roof 

Envelope Drawings                                 
Proposed Envelope - Level 14 - Podium 
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Tower Roof 

Envelope Drawings                                 
Proposed Envelope - Tower Roof           
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Pitt Street Elevation 

Envelope Drawings                                 
Proposed Envelope - Pitt Street Elevation 
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Market Street Elevation 

Envelope Drawings                                 
Proposed Envelope - Market Street Elevation 
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - Castreleagh Street Elevation 

Envelope Drawings                                 
Proposed Envelope - Castreleagh Street 
Elevation                                                    
Revision 02 

14 June 2019 

9/4/21 

Proposed Envelope - West-East Section Through 
Lantern 

Envelope Drawings                                 
Proposed Envelope - West-East Section 
Through Lantern                                       
Revision 02 

14 June 2019 

9/4/21 
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and as amended by the conditions of this consent. 

(b)     In the event of any inconsistency between the approved plans and 
supplementary documentation, the plans will prevail. 

                                                                            (Condition amended - 11 November 2021) 

(7)     DETAILED DESIGN TO BE CONTAINED WITHIN APPROVED ENVELOPE 

Subject to the other conditions of this consent, the building envelope is only 
approved on the basis that the ultimate detailed design development application 
for the buildings on the site, including articulation, balconies, terraces, services, 
privacy treatments and other projections (with the exception of balustrade and 
landscape structures at level 6 and level 14) will be entirely contained within 
the approved building footprint and envelope, and comply with the relevant 
planning controls.  

                                                                   (Condition amended - 11 November 2021) 

(9)     DETAILED DESIGN OF BUILDINGS 

The competitive design process brief and subsequent detailed design 
development application must incorporate the following requirements: 

(a)     The hotel podium must be designed to be visually recessive and 
complementary to the retained heritage fabric.  

(b)     The tower cantilever over 202-204 Pitt Street must be visually recessive, 
articulated and finished to minimise any visually overbearing impacts to the 
heritage items below. 

(c)     Communal open space or communal spaces must be provided within the 
development in accordance with Part 3D of the Apartment Design Guide 
for the exclusive use of apartment residents, and which is not to be co-
located or co-mingled with other uses. 

(d)     Habitable rooms of any residential apartments are to be excluded from the 
northern edge of Level 14 and Level 15 and apartments in these locations 
are to address the eastern or western boundaries of the site, as 
appropriate. Alternate uses, ancillary to residential apartments, such as 
plant areas and storage are to be provided to these areas. 

(e)     Plant and lift overruns must be incorporated into the roof form of buildings 
and either provided within architectural roof features, as defined in the 
Dictionary of the Sydney Local Environmental Plan 2012, or located and 
provided with parapet screening so that they are not visible from the public 
domain or adjoining tower developments. 
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(f)      Any new structure within the increased building envelope volume at 
level 7 above the heritage item at 194 Pitt Street must not impact the 
retention and maintenance of the existing parapets of the building. 
Any new structure must demonstrate high quality design and be 
constructed of high quality materials. 

(g)     Any new structure or building elements within the increased building 
envelope volume at level 6 above the new infill building at 196 Pitt 
Street and the heritage items at 198-200 and 202-204 Pitt Street must 
demonstrate high quality design and achieve a high degree of 
architectural integration with the mid podium, and minimising any 
increase to the visual bulk and massing of the mid podium. 

                                                                            (Condition amended - 11 November 2021) 

Reasons for Recommendation 

The application is recommended for approval for the following reasons: 

(A) The development, as modified, is substantially the same development as that originally 
approved and is consistent with Section 4.55(2)(a) of the Environmental Planning and 
Assessment Act, 1979. 

(B) The proposed modifications ensure that the detailed design development application is 
consistent with the concept approval, in order to satisfy Section 4.24 of the 
Environmental Planning and Assessment Act, 1979. 

(C) The proposal is consistent with the aims, objectives and relevant provisions of the 
Sydney Local Environmental Plan 2012 and Sydney Development Control Plan 2012 
for the reasons set out in the report. 

(D) The modified building envelope can accommodate a building design which is capable 
of exhibiting design excellence in accordance with Clause 6.21 of the Sydney Local 
Environmental Plan 2012. 

(E) The changes to the approved building envelope are in keeping with the desired future 
character of the area. These variations are reasonable and justified with regard to the 
concurrent detailed design development application D/2021/203. 

(F) The changes to the approved building envelope are appropriate and are not likely to 
significantly impact the overall use of the building or the amenity of surrounding sites 
or locality. 

(G) The development, as modified, is in the public interest. 
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Background 

The Site and Surrounding Development 

1. The subject site contains two allotments, with a legal description of Lot 1 in Deposited 
Plan 945729 and Lot 1 in Deposited Plan 600465 and are commonly known as 194 
Pitt Street and 196-204 Pitt Street, Sydney. 

2. The site is located in the Sydney Central Business District and the broader City of 
Sydney Local Government Area, directly to the south of Pitt Street Mall, to the east of 
the Queen Victoria Building and to the west of Hyde Park North. 

3. The site is on the eastern side of Pitt Street, between Market Street to the north and 
Park Street to the south. It is irregular in shape and has an area of 2,336.5 square 
metres. It has a combined western street frontage width of 49.69 metres to Pitt Street 
and adjoins four private properties on its other boundaries to the north, east and south. 

4. The site is identified on the plan in Figure 1 and aerial photographs in Figure 2 and 3 
below, showing the location of the site and its context, particularly in relation to the 
subterranean Sydney Metro corridor below the site.. 

 

Figure 1: Plan image of subject site in blue and surrounding area (subterranean Sydney Metro 
corridors and QVB - Sydney Central Plaza link shown hatched) 
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Figure 2: Aerial photograph of the subject site in blue and surrounding area 

 

Figure 3: Oblique photograph of the subject site in blue and surrounding area 

5. The site contains four buildings, ranging in height from 3 to 7 storeys. The buildings 
currently accommodate the City Tattersall's Club. 

6. All buildings on the site currently have no off-street car parking, loading facilities or 
vehicular access. 

7. 194 Pitt Street is occupied by a 7 storey commercial building with a single basement 
level, listed as a heritage item (Item I1927 – former Symonds’ building including 
interior, local significance) under Schedule 5 of the Sydney Local Environmental Plan 
2012 (Sydney LEP 2012).  

10
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8. While the ground and basement floors are used in conjunction with the City Tattersall's 
Club, the upper floors are largely vacant or used for storage by the Club. 

9. 196-204 Pitt Street contains three interconnected buildings, including: 

(a) a 5 storey building with two basement levels at 196 Pitt Street, which has no 
heritage listing; 

(b) a 5 storey building with a single basement level at 198-200 Pitt Street, listed as a 
heritage item (Item I1928 – City Tattersall’s Club including interior, local 
significance) under Schedule 5 of the Sydney LEP 2012; and 

(c) a 3-storey building with a partial basement at 202-204, listed as a heritage item 
(Item I1929 – City Tattersall’s Club including interior) under Schedule 5 of the 
Sydney LEP 2012. 

10. These three buildings are utilised by the City Tattersall's Club and comprise the 
following levels: 

(a) Lower basement: Men’s fitness centre; 

(b) Basement: Men’s fitness centre pool, spa, change rooms, lockers and showers, 
cellar and keg room, cool room, store room, laundry, garbage store and plant; 

(c) Ground: Lobby, gaming lounges and lower lounge bar; 

(d) Ground mezzanine: Snooker room, duty free shop, TAB lounge and Keno 
lounge; 

(e) First: Celebrity lounge, kitchens, restaurants and bars; 

(f) First mezzanine: Lounge bar and dance studio; 

(g) Second: Administration offices, studio, cafe and function rooms; 

(h) Third: Women’s fitness centre; 

(i) Fourth: Women’s fitness centre pool, spa, sauna, cardio equipment, hair salon 
and beauty treatment rooms; and 

(j) Fifth: Staff facilities, maintenance workshop, plant. 

11. Figures 4 to 7 show the existing development on the site. 
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Figures 4 and 5: Front elevation of 194 and 196 Pitt St (left) and 198-200 Pitt St (right) 

 

Figure 6: Front elevation of 202-204 Pitt St 
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Figure 7: The existing buildings on the site at 194, 196, 198-200 and 202-204 Pitt St, from left to 
right, outlined in red 

The Locality 

12. The surrounding area is characterised by a mixture of office, retail, food and drink 
premises, hotel accommodation and residential accommodation uses, serviced by 
busy city streets. 

13. To the north of the site is a 7 storey commercial building at 192-192A Pitt Street, listed 
as a heritage item (Item I1926 – former Fay’s Chambers, exterior only, local 
significance) under Schedule 5 of the Sydney LEP 2012, and a 13 storey commercial 
building at 61-63 Market Street. 

14. Further to the north, on the opposite side of Market Street, is the Westfield Sydney 
retail and commercial complex and Sydney Tower at 188 Pitt Street, which includes a 
7 storey podium, three commercial towers and two listed heritage items (Item I1695 – 
Commercial building facade and Item I1696 – Former Bank of NSW facade, both with 
local significance) under Schedule 5 of the Sydney LEP 2012.  

15. To the north-west, on the northern side of Market Street, is the Pitt Street Mall and a 
number of buildings at 432-450 George Street, which include the Sydney Central 
Plaza retail and commercial complex, the Myer department store, the Swissotel Hotel, 
a residential flat building and five listed heritage items (Item I1784 – Former Crystal 
Hotel facade, Items I1785 and I1786 – Former Farmer and Co department store 
facades, Item I787 – Former Way Building facade and awning and Item I1788 – 
Former Central Pitt building facade, all with local significance) under Schedule 5 of the 
Sydney LEP 2012. 

16. Adjoining the site to the east, and partially to the north, is the former David Jones 
Market Street store at 65-77 Market Street, which is currently undergoing 
redevelopment in accordance with development consent D/2019/263. This building is 
listed as a heritage item (Item I1888, local significance) under Schedule 5 of the 
Sydney LEP 2012. 

13
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17. To the west of the site, on the opposite side of Pitt Street, is a 20 storey commercial 
office building at 55 Market Street. A pedestrian footbridge over Pitt Street connects 
the podium of 55 Market Street with the Piccadilly Centre development. 

18. Also located to the west of the site, on the opposite side of Pitt Street, is an 8 storey 
commercial building at 249-251 Pitt Street, known as the Simpson’s House. This 
building is listed as a heritage item (Item I1932, local significance) under Schedule 5 of 
the Sydney LEP 2012. 

19. To the south-west of the site, on the western side of Pitt Street is a 3 storey 
commercial building at 253 Pitt Street and the Hilton Hotel at 259 Pitt Street, which 
includes a 5 storey podium, 44 storey tower and a listed heritage item (Item I1934 – 
The Marble Bar interior, local significance) under Schedule 5 of the Sydney LEP 2012. 

20. Figures 8 to 16 show the existing development in the vicinity of the site. 

  

Figures 8 and 9: Former Fay’s Chambers at 192-192A Pitt St (left) and the existing building at 61-63 
Pitt St and the former David Jones Market St store at 65-77 Market St (right) 
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Figures 10 and 11: Westfield Sydney at 188 Pitt St (left) and the Sydney Central Plaza, Myer 
department store, Swissotel and residential flat building at 432-450 George St (right) 

 

Figure 12: Pitt St Mall 
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Figures 13 and 14: Existing building at 55 Market St (left) and Simpsons House at 249-251 Pitt St 
and the existing building at 253 Pitt Street (right) 

  

Figures 15 and 16: Hilton Hotel at 259 Pitt St (left) and the Piccadilly Centre at 133-145 Castlereagh 
St (right)  
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Proposal 

21. The subject Section 4.55(2) modification application proposes to amend the concept 
development consent D/2018/1246 to bring it into line with the concurrent detailed 
design development application D/2021/203.  

22. The application seeks to modify condition (2) 'Approved Development' of development 
consent D/2018/1246, to insert references to amended architectural drawings which 
change the approved concept building envelope as follows: 

(a) adjust the northern tower setback to reflect revised survey information and a 
more accurate position of the northern site boundary since the approval of the 
concept development consent; 

(b) reduce the 10 metre western setback to Pitt Street by 2.4 metres for balconies at 
level 6 within the concurrent detailed design development application 
D/2021/203; 

(c) reduce the 10 metre western setback to Pitt Street for a skylight sitting below and 
behind the existing building parapet above level 5 at 198-200 Pitt Street within 
the concurrent detailed design development application D/2021/203; 

(d) reduce the 10 metre western setback to Pitt Street by 8 metres for roof plant at 
level 7 within the concurrent detailed design development application 
D/2021/203;  

(e) reduce the 15.9 metre southern podium setback by between 0.28 to 0.29 metres; 

(f) reduce the 10 metre western tower setback to Pitt Street by up to 0.45 metres; 

(g) reduce the 12 metre southern tower setback between 0.34 and 1.45 metres; 

(h) reduce the 12 metre eastern tower setback between 0.11 and 0.95 metres; and 

(i) adjustments to the overall height of the tower envelope to ensure full compliance 
with the Hyde Park West Sun Access Plane as follows: 

 RL 187.761 (AHD) to its north-western corner; 

 RL 186.171 (AHD) to its south-western corner; 

 RL 159.846 (AHD) to its south-eastern corner; and 

 RL 161.436 (AHD) to its north-eastern corner. 

23. There is a note on the level 6 and level 14 plan drawings stating that 'Balustrade and 
landscape structures may occur outside of envelope'.  

24. An amendment to condition (7) 'Detailed Design to be contained within Approved 
Envelope' of development consent D/2018/1246 is recommended to allow for these 
elements to protrude beyond the envelope in the detailed design of the development. 

25. The axonometric drawing extracts reproduced in Figures 17 to 19 and comparison 
plan diagrams reproduced in Figures 20 to 25 provided below illustrate the extent of 
the proposed modifications to the approved concept building envelope. 
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Figures 17 and 18: Envelope axonometric comparison view extracts, looking south-west (left) and 
north-east (right), with the proposed modifications highlighted in pink  

 

Figure 19: Envelope axonometric podium comparison view extract, looking north-east (right), with the 
proposed modifications highlighted in pink  
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Figure 20: Envelope comparison extract at level 5, with the proposed modifications highlighted in pink  

 

Figure 21: Envelope comparison extract at level 6, with the proposed modifications highlighted in pink  
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Figure 22: Envelope comparison extract at level 7, with the proposed modifications highlighted in pink  

 

Figure 23: Envelope comparison extract at level 14, with the proposed modifications highlighted in 
pink  
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Figure 24: Envelope comparison extract at the tower roof, with the proposed modifications 
highlighted in pink  

26. Drawing extracts of the amended building envelope are reproduced in Figures 25 to 40 
provided below and in Attachment B. 

 

Figure 25: Envelope axonometric view extract, looking south-west (left) and north-east (right) 
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Figure 26: Envelope axonometric podium view extract, looking north-east (right)  

 

Figure 27: Proposed west (Pitt St) envelope elevation  
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Figure 28: Proposed north (Market St) envelope elevation, showing sun access plane compliance  

 

Figure 29: Proposed east (Castlereagh St) envelope elevation  
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Figure 30: Proposed west-east envelope section through lantern, showing sun access plane 
compliance 

 

Figure 31: Proposed typical basement level B5-B2 envelope plan 
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Figure 32: Proposed basement level B1 envelope plan 

 

Figure 33: Proposed ground level envelope plan 
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Figure 34: Proposed level 01 envelope plan 

 

Figure 35: Typical proposed level 02 and 03 envelope plan 

26



Central Sydney Planning Committee 11 November 2021 
 

 

Figure 36: Typical proposed level 04 and 05 envelope plan 

 

Figure 37: Proposed level 06 envelope plan 
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Figure 38: Proposed level 07 envelope plan 

 

Figure 39: Proposed level 14 podium envelope plan 
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Figure 40: Proposed tower roof envelope plan 

History Relevant to the Development Application 

History of the site 

194 Pitt Street 

27. The Former Symonds Building at 194 Pitt Street was built in 1914 of masonry 
construction, in the Federation Free Classical style. It is 7 storeys in height, with a 
single basement level.  

28. The building is a locally listed heritage item. The statement of significance for the 
Former Symonds Building, as detailed in the Conservation Management Plan for the 
site, is reproduced below. 

The former Symonds building at 194 Pitt Street is of heritage significance 
at the local level for its historic, associative, aesthetic and representative 
values.  

The former Symonds Building situated at 194 Pitt Street has historical 
significance as it provides evidence of the former Victorian subdivision and 
an insight to the commercial development of early 20th century Sydney. As 
part of the family business Symonds’ Furnishing Ltd., it provides evidence 
of the important role played by Jewish-run businesses in commercial 
Sydney.  
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It is also historically significant for its occupation as “Merivale and Mr John” 
for almost three decades. The landmark House of Merivale revolutionised 
the Australian fashion scene and was the first specialty fashion boutique in 
Australia.  

It is associated with architect Gordon McKinnon, who is credited with the 
design of the building c.1914.  

The former Symonds Building has aesthetic and representative 
significance as a fine example of a Federation Free style building that 
contributes to the character of the commercial streetscape of Pitt Street. 

196 Pitt Street 

29. The infill building at 196 Pitt Street was constructed in 1962 of rendered concrete for 
the City Tattersall's Club. It is 5 storeys in height, with two basement levels and does 
not have any heritage significance. 

198-200 Pitt Street 

30. The City Tattersall's Club building was built in 1924 of plastered masonry, steel and 
concrete construction, in the Inter-War Commercial Palazzo style. It is 5 storeys in 
height, with a single basement level.  

31. The building is a locally listed heritage item. Key parts of the statement of significance 
for the City Tattersall's Club Building, as detailed in the Conservation Management 
Plan for the site, are reproduced below. 

The City Tattersalls Club at 198-200 Pitt Street was purpose built for the 
Club in 1924 and has been in continuous use as such for almost a century. 
This is the longest association of any club in Sydney with one building. The 
Club has been associated with bookmaking and gambling since 1924.The 
site has connections with the former City Tattersalls Club at 249 Pitt Street 
and most significantly the Former Tattersalls Club 202-204 Pitt Street. 

As such, it reflects the importance that this section of Pitt Street has 
contributed to the bookmaking and gambling precinct since the mid 
nineteenth century. The choice and use of the site also reflects the rivalry 
between the organisations. 

The City Tattersalls Building at 198 – 200 Pitt Street is associated with the 
work of the architect, E.L. Thompson. The City Tattersalls Club building is 
of aesthetic significance as a fine example of the Inter-War Commercial 
Palazzo style and contributes to the streetscape of Pitt Street. 

…City Tattersalls Club 198-200 Pitt Street has high significance for its 
ability to demonstrate the importance of horse racing in Australian popular 
culture. The CTC building has been in continuous use for the club for 
almost a century and is the oldest continuously operating club building in 
Sydney. As such, the significant building and the Lower Bar hold social 
significance for members. 

The Club Bar of City Tattersalls Club 198-200 Pitt Street has high 
significance and is rare as a surviving and largely intact example of an Art 
Deco bar interior by Sidney Warden… 
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202-204 Pitt Street 

32. The Tattersall's Club was built in 1891 of sandstone masonry construction, in the 
Victorian Free Classical style. It is 3 storeys in height, with a part basement level.  

33. The building is a locally listed heritage item. The statement of significance for the 
Tattersall's Club, as detailed in the Conservation Management Plan for the site, is 
reproduced below. 

The former Tattersalls Club is of heritage significance at the local level for 
its historical, associative, aesthetic, social and representative values and 
for its rarity. 

The former Tattersalls Club at 202 – 204 Pitt Street is a rare surviving 
example of a city club. The building was purpose built for the Tattersalls 
Club (completed in 1891) who operated at the site for 37 years. The 
building is a reflection of the importance of the Tattersalls Club which was 
established in 1858. The Tattersalls Club building is also associated with 
the City Tattersalls Club, who purchased the site in 1975 and who have 
operated at the site since. The building is likely to have social significance 
for the members of both of these organisations. 

The Former Tattersalls Club 202-204 Pitt Street (1891) is associated with 
the high-quality work of the prominent practices of Sheerin and Hennessy 
who designed the building, and Robertson and Marks who undertook 
alterations and additions, most notably the rear ballroom (1914). 

The building has high aesthetic and representative significance as a high-
quality example of a Free Classical style facade at a period of transition 
from the late Victorian to early Federation period. The interior of the 
Former Tattersalls Club 202-204 Pitt Street has high significance for two 
spaces being the former Saloon Room (1891) and the former Billiard 
Room (1914). 

The facade of the Former Tattersalls Club has high significance as a rare 
example of excellent craftsmanship in stonemasonry and compositional 
proportions remaining as a relatively intact form, in the Free Classical 
style. 

History of relevant development consents and planning proposals on adjoining 
properties 

34. The relevant development history of the adjoining property to the east at 65-77 Market 
Street is as follows: 

(a) Development consent D/2017/167 was granted on 30 November 2017 for a 
concept building envelope with a height of up to 124.16 metres (RL 144.35 or 
approximately 32 storeys), with in-principle approval for conservation and 
refurbishment of the existing 10 storey heritage listed David Jones building, 
retention of the existing basement structures and alterations to t car parking and 
servicing areas and retention and widening of the vehicular access via 
Castlereagh Street; and 

(b) Development consent D/2019/263 was granted on 2 April 2020 for retention and 
alteration of the existing retail/commercial building on the site and construction of 
a 22 storey residential tower above, with a total height of 32 storeys). 
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35. A photomontage extract of the currently approved development on the site at 65-77 
Market Street under the above development consents is reproduced in Figure 41 
below. 

 

Figure 41: Photomontage extract of the detailed design of the approved development at 65-77 
Market St, looking south-west 

36. The relevant development history of the adjoining property to the south at 133-145 
Castlereagh Street is as follows: 

(a) A planning proposal for amendments to the Sydney LEP 2012 to allow for a 
maximum FSR of up to 21.53:1 and 250 car parking spaces, contingent on 
delivery of employment generating uses, through site link, public domain 
improvements and sky bridge removal, and accompanying site specific DCP for 
a building envelope, was approved by the CSPC on 24 June 2021 to be 
submitted to the Minister for Planning and Public Spaces for Gateway 
determination prior to public exhibition. 

37. Photomontage extracts of the future development concept for the site at 133-145 
Market Street under the above-mentioned planning proposal are reproduced in Figures 
42 and 43 below. 
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Figure 42: Photomontage extract of the future development concept design for the planning proposal 
at 133-145 Castlereagh St, looking north-west 
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Figure 43: Photomontage extract of the podium, through site link and Pitt Street frontage of the future 
development concept for the planning proposal at 133-145 Castlereagh St, looking east 

History of previous relevant development applications on the site 

38. Development application D/2014/913 for a concept mixed-use building envelope, 
comprising retail, club, hotel and residential land uses, was submitted to the City on 27 
June 2014. The application was withdrawn by the applicant on 30 April 2015. 

39. Development application D/2015/1214 for a concept mixed-use building envelope 
comprising retail, club, hotel and residential land uses, was submitted to the City on 25 
August 2015. 

40. Class 1 appeal proceedings against the 'deemed refusal' of this application were 
commenced on 31 May 2016 with the Land and Environment Court of New South 
Wales. The appeal was dismissed by the Court on 30 May 2017, with the judgement 
finding the development having detrimental impacts on the heritage significance of the 
site.  

41. Development consent D/2018/1246 for a concept building envelope for the 
redevelopment of the City Tattersall's Club, comprising a podium and tower containing 
indicative residential, retail, hotel and club land uses, was granted consent by the 
CSPC on 14 November 2019. 

Competitive design process 

42. An 'invited' architectural design competition was undertaken for the detailed design of 
the hotel mid podium and residential tower between 8 May and 20 July 2020, in 
accordance with the relevant conditions of the concept development consent 
D/2018/1246 and the City of Sydney’s Competitive Design Policy.  
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43. The design of the retention and adaptive reuse of the existing heritage items and of the 
new infill building is by a separate architect (being FJMT Studio) and did not form part 
of the competition, in accordance with the Design Excellence Strategy approved under 
development consent D/2018/1246. 

44. The entrants invited to participate were from the following architectural firms: 

(a) Bates Smart; 

(b) BVN; 

(c) Candalepas Associates; 

(d) DP Architects in partnership with Scott Carver; 

(e) Hassell Studio; and 

(f) SJB Architecture. 

45. After a design assessment and evaluation process, the BVN scheme was selected as 
the winning design by the competition jury. The jury was unanimous in its decision to 
select BVN, for the following reasons: 

(a) the handling of the mid-podium massing as a strategy to mediate between the 
strength of the tower form and the heritage streetscape, with consistent 
treatment to all podium elevations including activation on the south elevation; 

(b) a design that is suitable for and clearly expressing its mix of uses; that is, hotel in 
podium, and residential in tower; 

(c) a contemporary and calm tower expression; 

(d) internal planning that provides good amenity and integration with the lower 
podium levels; 

(e) efficient integration of the structure into apartment design and good apartment 
layouts; and 

(f) south light to the tower common circulation corridors and including dual light 
sources to most floors. 

46. The jury recommended that these elements should be maintained as the scheme 
developed further and supported the intent of the design team to collaborate with the 
architect for the heritage component of the development, in accordance with the 
approved Design Excellence Strategy. 

47. The jury also identified a range of matters to be resolved ensure the design adequately 
responded to the design brief and achieves design excellence, while maintaining the 
original design intent, as follows: 

(a) improve the environmental performance of the building and Ecologically 
Sustainable Development (ESD) aspirations; 

(b) develop a clear visual identity at street level working with the Club’s architects; 
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(c) reconsider the slot in the podium facade as it detracts from the integrity of the 
mid-rise architectural expression and reduces functionality. The podium should 
read as a cohesive backdrop to the heritage buildings; 

(d) review the design of the facade landscape and its maintenance; 

(e) resolve the wind effects of the tower on the podium terrace, as these need to be 
ameliorated to meet a long stay ‘sitting’ standard of amenity; 

(f) eastern elevation needs to address key privacy issues of adjacent future 
development; 

(g) the soffit of the tower requires development particularly as viewed from the street 
level; 

(h) tower facade needs development to resolve performance in relation to solar gain, 
natural ventilation, acoustic attenuation, shading and privacy on all facades; 

(i) develop an architectural language that can deal with areas of solidity to improve 
sustainability and privacy; 

(j) the curved glass proposition needs to address internal amenity consequences 
for both view distortion and room planning and buildability; 

(k) re-consider the architectural expression at the ‘crown’ and northern terraces 
(levels 43 and 44) to better integrate with the overall architectural expression; 
and 

(l) resolve level 47 plant to maximise common space. 

Concurrent detailed design development application 

48. A detailed design development application D/2021/203 was lodged with the City on 11 
March 2021, amended on 19 August 2021, and is assessed concurrently with the 
subject Section 4.55(2) modification application. 

49. Development application D/2021/203, as amended, proposes the detailed design of 
the redevelopment of the City Tattersall's Club, comprising construction of a new 
mixed use development to a maximum height of RL 186.158 AHD, with: 

(a) hotel, residential and club land uses; 

(b) a 50 storey podium and tower; 

(c) 101 hotel rooms; 

(d) 241 apartments; 

(e) demolition of the building at 196 Pitt Street and partial demolition of the buildings 
at 194 and 198-204 Pitt Street; 

(f) alterations and additions and conservation works to the heritage buildings at 194 
and 198-204 Pitt Street; 

(g) excavation for 5 basement levels; and 
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(h) service vehicle access to Pitt Street. 

50. The application is to be determined by the CSPC and is recommended for approval, 
subject to conditions.  

51. Refer to the detailed development application D/2021/203 CSPC assessment report 
for further details. 

Subject modification application 

52. Following lodgement of the application and finalisation of a preliminary assessment of 
the proposed modifications by Council staff, a request for an amended three 
dimensional CAD model was made on 22 March 2021. 

53. In response, an amended three dimensional CAD model and an amended drawing set 
were submitted to the City on 9 April 2021. 

54. The subject modification application and the concurrent detailed design development 
application D/2021/203 were presented to the City’s Design Advisory Panel (DAP) on 
20 May 2021. 

55. The DAP did not provide any specific advice relating to the subject modification 
application, instead providing the following advice and comments in relation to the 
detailed design application D/2021/203: 

(a) The Panel noted and agreed with the City’s preliminary analysis and concerns. 

(b) The under provision of private and communal open space is not acceptable. 

(c) The proposed planting on the podium and vertical planting need more work and 
clarification including information on the plant species and maintenance regime 
required to make it work. 

(d) The residential entry is very constrained and lacks legibility. The Panel 
suggested that it could be improved by replanning and integrating it with the club 
entry. 

(e) More information is needed on the materials and finishes on the eastern facade.   

(f) A thorough study needs to be conducted on the facade system, including BMU 
access and maintenance. 

(g) The Panel is concerned that the bronze tinted, concave nature of the glass 
facade can cause concentrated reflection and glare. 

(h) The Panel is also concerned about the environmental performance and the 
amenity / provision of natural ventilation. 

(i) The Panel also noted that more detail is needed on the materials and the 
application of sandstone on the infill building.   

56. These matters were addressed by the applicant in the amended application submitted 
to the City on 19 August 2021. 

57. Refer to the detailed development application D/2021/203 CSPC assessment report 
for further details. 
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58. The assessment provided in this report is based on the amended application received 
on 9 April 2021 and additional information outlined above. 

Threshold Test 

59. The proposed modifications, as stated within the application documentation, primarily 
seek to: 

(a) improve the alignment of the envelope with the Pitt street frontage; 

(b) provide a regular tower floor plate and improve buildability; 

(c) improve amenity and floor planning; and 

(d) achieve efficient services and structure requirements within the significant 
heritage fabric. 

60. More specifically, the proposed modifications to the approved building envelope at the 
podium level are intended to accommodate the following detailed design building 
elements within and above the retained heritage items:  

(a) the surveyed parapet height of the former billiard room lifted to align with the rest 
of the floor spaces on level 2; 

(b) the swimming pool skylight which is associated with the truss structure spanning 
above the first floor club room and the lower bar; 

(c) the level 5 bar skylight which is set behind and lower than the height of the 
heritage facade upstand of 198-200 Pitt Street; 

(d) the infill building facade at 196 Pitt Street aligned with 198-200 Pitt Street 
parapet height; 

(e) the level 6 hotel terrace and the landscape louvres; 

(f) the plant room above the retained heritage item at 194 Pitt Street; and 

(g) hotel facade fenestration. 

61. The proposed modifications to the approved building envelope at the tower level, 
between levels 11 and 49 within the detailed design, are intended to:  

(a) align the frontage to Pitt Street; 

(b) create a regular shaped envelope with 90 degree corners to improve buildability; 

(c) improve the internal planning of the tower floors; 

(d) improve the amenity of the apartments and hotel rooms; 

(e) include sun shading elements within the envelope; and 

(f) regularise the tower’s form with the neighbouring tower forms. 
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62. The development as proposed to be modified is substantially the same as that 
originally approved. This is because: 

(a) The development continues to relate to a concept building envelope for the 
redevelopment of the City Tattersall’s Club comprising a podium and tower. 

(b) As per the originally approved concept application, the proposed modifications 
will deliver a mixed use building envelope, which do not substantially alter the 
indicative retail, registered club, hotel accommodation and residential flat 
building land uses, fronting to Pitt Street. 

(c) The relationship between the building envelope, adjoining properties, and the 
public domain remains generally consistent with that approved. 

(d) The development remains consistent with the objectives of the statutory 
instruments and planning controls applying to the site. 

(e) The proposed modifications to the approved building envelope presents 
acceptable environmental impacts, when compared to those previously 
assessed and considered acceptable via the granting of development consent 
D/2018/1246. 

(f) The modifications to the approved envelope allows for the detailed design of the 
development under development application D/2021/203. 

(g) The approval of the modifications will permit the building envelope to align with 
the competitive design process winning scheme. 

(h) The modifications to the envelopes do not result in unacceptable amenity 
impacts and deliver envelopes that are capable of achieving an acceptable level 
of amenity for future occupants and adjoining properties, as detailed in the 
assessment of the concurrent detailed design application D/2021/203. 

(i) The location and overall form of the building envelope, as proposed to be 
modified, is not inconsistent with the intent of the approved concept under 
development consent D/2018/1246, in accordance with Section 4.24(2) of the 
Environmental Planning and Assessment Act, 1979. 

63. In accordance with Section 4.55(3) of the Environmental Planning and Assessment 
Act, 1979, an assessment of the application against the relevant provisions of Section 
4.15(1) of the Act is provided under the headings below. 

Economic, Social and Environmental Impact Assessment 

64. The proposed modifications to the approved development have been assessed under 
Section 4.15 of the Environmental Planning and Assessment Act, 1979. 
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State Environmental Planning Policies  

State Environmental Planning Policy No 65—Design Quality of Residential Apartment 
Development (SEPP 65) 

65. SEPP 65 applies to the subject modification application as the concurrent detailed 
design development application D/2021/203 includes a residential flat building of more 
than 3 floors and containing more than 4 apartments. 

66. Clause 70B of the Environmental Planning and Assessment Regulation, 2000, 
provides that design verification required under Clause 50(1A) of the Regulation is not 
required for concept applications unless the application contains detailed proposals for 
a residential flat building. 

67. Detailed development works are not sought in the subject Section 4.55(2) modification 
application and, as a result, no design verification statement was submitted with the 
application. 

68. The aim of SEPP 65 is to improve the design quality of residential apartment 
development in New South Wales. It requires the consent authority to take into 
consideration a number of matters relating to design quality. 

69. These include whether the proposed modifications to the building envelope have the 
ability to achieve the 9 design quality principles set out in Schedule 1 of SEPP 65. 

70. These principles are summarised and addressed with regard to the proposed 
modifications to the concept building envelope as follows: 

(a) Principle 1: Context and Neighbourhood Character 

 The amended building envelope permits the detailed design of the 
development to be contextually appropriate and consistent with the existing 
and desired future character of the locality. 

(b) Principle 2: Built Form and Scale 

 The amended envelopes are capable of providing a built form that has 
appropriate massing and scale and which harmonises with the invited 
architectural design competition winning scheme. 

(c) Principle 3: Density 

 The amended concept building envelope allows for a development that can 
deliver a complying maximum Floor Space Ratio (FSR) in line with Clause 
4.4 and Clause 6.4 of the Sydney LEP 2012, as discussed elsewhere in 
this report. 

(d) Principle 4: Sustainability 

 Detailed design applications are required to comply with BASIX and 
associated Ecologically Sustainable Development (ESD) requirements. 

 The concurrent detailed design application D/2021/203 has demonstrated 
that sustainability targets can be met by the amended concept building 
envelope. 
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(e) Principle 5: Landscape 

 The opportunity to provide deep soil zones on the site is constrained as the 
existing and approved building footprint occupies the whole site. 

 The amended envelope allows opportunities for landscaping to be provided 
to the level 6 hotel balcony, the hotel podium facade and the residential 
communal open space at level 14. 

(f) Principle 6: Amenity 

 The amended envelope can accommodate a development with a 
reasonable level of amenity for the future occupants of the development, 
as well as adjoining properties. 

(g) Principle 7: Safety 

 The amended envelope allows for a detailed design of the development 
that can achieve the principles of Crime Prevention Though Environmental 
Design (CPTED). 

(h) Principle 8: Housing Diversity and Social Interaction 

 The amended envelope allows for a detailed design for the development 
that can provide a suitable mix of dwelling types. 

(i) Principle 9: Aesthetics 

 The amended envelope allows for a detailed design of the development 
consistent with the invited architectural design competition winning 
scheme, which was considered by the competition jury as the entrant most 
capable of demonstrating design excellence. 

71. The proposed modifications to the development are acceptable when assessed 
against the above stated principles, the provisions of SEPP 65 more broadly and the 
associated Apartment Design Guide (ADG).  

72. These controls are generally replicated within the apartment design provisions under 
the Sydney DCP 2012 and compliance with SEPP 65 generally implies compliance 
with Council’s planning controls. 

73. An assessment of the proposed modifications against the relevant objectives of the 
ADG is provided in the table sections below. 

2E Building Depth Compliance Comment 

12-18 metres (glass to glass) Acceptable The proposed modifications to the 
concept building envelope will result in a 
maximum east-west dimension of 
approximately 33.6 metres and a 
maximum north-south dimension of 
approximately 28 metres. 
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2E Building Depth Compliance Comment 

While this exceeds the maximum 18 
metre building depth requirement, it is 
generally consistent with the dimensions 
of the approved concept building 
envelope and allows flexibility for the 
positioning and articulation of the 
detailed design. 

Additionally, the concurrent detailed 
design development application 
D/2021/203 demonstrates that 
apartments with generally compliant 
depths can be accommodated within the 
amended envelope. 

 

2F Building Separation Compliance Comment 

Up to four storeys 
(approximately 12 metres): 

 12 metres between 
habitable rooms / 
balconies 

 9 metres between 
habitable and non-
habitable rooms 

 6 metres between non-
habitable rooms 

Five to eight storeys 
(approximately 25 metres): 

 18 metres between 
habitable rooms / 
balconies 

 12 metres between 
habitable and non-
habitable rooms 

 9 metres between non-
habitable rooms 

 

Not 
applicable 

No residential uses are proposed to the 
first 14 storeys of the existing heritage 
buildings and podium envelope, or under 
the concurrent detailed design 
development application D/2021/203. 
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2F Building Separation Compliance Comment 

Nine storeys and above (over 
25 metres): 

 24 metres between 
habitable rooms / 
balconies 

 18 metres between 
habitable and non-
habitable rooms 

 12 metres between non-
habitable rooms 

Acceptable At podium level 14, the proposed 
modifications reduce the setback to the: 

 Eastern boundary from 12 metres 
to between 11.05 and 11.89 
metres; and 

 Southern boundary from between 
15.96 and 16.05 metres to 
between 15.61 and 15.62 metres. 

At the tower level above level 14, the 
proposed modifications reduce the 
setback to the: 

 Northern boundary from 1.63 
metres to 1.15 metres; 

 Eastern boundary from 12 metres 
to between 11.03 to 12.08 metres; 

 Southern boundary from 12 metres 
to between 10.55 to 11.23 metres; 
and 

 Western boundary (to Pitt Street) 
from 10 metres to between 9.05 to 
9.55 metres. 

Refer to the assessment provided below 
under the Discussion heading. 

 

3B Orientation Compliance Comment 

Overshadowing of 
neighbouring properties is 
minimised during midwinter. 

Able to 
comply 

The sun's eye view diagrams submitted 
with the concurrent detailed design 
development application D/2021/203 
demonstrate that overshadowing to 
neighbouring properties, including the 
approved residential tower at 65-77 
Market Street (the former David Jones 
building), is minimised in accordance 
with the design guidance under 
Objective 3B-2 of the ADG. 
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3F Visual Privacy Compliance Comment 

Up to four storeys (12 metres): 

 6 metres between 
habitable rooms / 
balconies 

 3 metres between non-
habitable rooms 

Five to eight storeys (25 
metres): 

 9 metres between 
habitable rooms / 
balconies 

 4.5 metres between non-
habitable rooms 

Able to 
comply 

No residential uses are proposed to the 
first 14 storeys of the existing heritage 
buildings and podium envelope, or under 
the concurrent detailed design 
development application D/2021/203. 

Nine storeys and above (over 
25 metres): 

 12 metres between 
habitable rooms / 
balconies 

 6 metres between non-
habitable rooms 

Acceptable At the tower level above level 14, the 
proposed modifications reduce the 
setback to the: 

 Northern boundary from 1.63 
metres to 1.15 metres; 

 Eastern boundary from 12 metres 
to between 11.03 to 12.08 metres; 

 Southern boundary from 12 metres 
to between 10.55 to 11.23 metres; 
and 

 Western boundary (to Pitt Street) 
from 10 metres to between 9.05 to 
9.55 metres. 

Refer to the assessment provided below 
under the Discussion heading. 

Local Environmental Plans 

Sydney Local Environmental Plan 2012 (Sydney LEP 2012) 

74. An assessment of the proposed development against the relevant provisions of the 
Sydney LEP 2012 is provided below in the following table sections.  
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Part 2 Permitted or prohibited development  

Provision  Compliance Comment 

2.3 Zone objectives and Land 
Use Table 

Yes The site is located in the B8 Metropolitan 
Centre zone. 

The proposed modifications are to an 
approved building envelope containing 
an indicative "mixed use development".  

The indicative mix of land uses include a 
"residential flat building", "retail 
premises", "hotel accommodation" and 
"registered club", all of which are 
permissible with development consent in 
the zone. 

The proposed modifications generally 
meet the objectives of the zone 

Part 4 Principal development standards 

Provision  Compliance  Comment  

4.3 Height of buildings Not 
applicable 

The site is located in Area 3 on Sheets 
14 and 15 of the Height of Buildings Map 
in the Sydney LEP 2012. No maximum 
height in metres is specified in Area 3. 

The maximum height for buildings on 
this land is determined by the sun 
access planes that are taken to extend 
over the land via the operation of Clause 
6.17 of the Sydney LEP 2012 (refer 
below). 

4.4 Floor space ratio (FSR) 

6.4 Accommodation floor 
space 

Able to 
comply 

The proposed modifications to the 
approved building envelope allow for the 
delivery of a compliant maximum Floor 
Space Ratio (FSR) in line with Clause 
4.4 and Clause 6.4 of the Sydney LEP 
2012, as demonstrated by the 
concurrent detailed design development 
application D/2021/203. 
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Part 5 Miscellaneous provisions 

Provision Compliance Comment 

5.10 Heritage conservation Yes, subject 
to conditions 

The subject site includes three heritage 
items. The exterior of the items and 
many of the internal features are of high 
significance. 

The proposed modifications to the 
approved envelope facilitate various 
building elements within and above the 
retained heritage items. 

These elements, included detailed 
design development application 
D/2021/203, have been reviewed by the 
City's Heritage Specialist and are 
generally acceptable, subject to 
conditions. 

Refer to the assessment provided below 
under the Discussion heading and to the 
detailed development application 
D/2021/203 CSPC assessment report 
for further details. 

Part 6 Local provisions – height and floor space 

Provision  Compliance Comment 

Division 3 Height of buildings and overshadowing 

6.17 Sun access planes Yes The subject site is subject to the Hyde 
Park West Sun Access Plane. 

The City's Model Unit have advised that 
the proposed modifications to the 
approved building envelope maintains 
compliance with the Hyde Park West 
Sun Access Plane. 

Division 4 Design excellence 

6.21 Design excellence Yes The proposed modifications allow for an 
envelope capable of accommodating a 
building which exhibits design 
excellence, in accordance with the 
objective and matters for consideration 
in Clause 6.21 of the Sydney LEP 2012. 

46



Central Sydney Planning Committee 11 November 2021 
 

Provision  Compliance Comment 

This is demonstrated by the detailed 
design of the development proposed 
under development application 
D/2021/203. This application is 
recommended for approval, including 
the award of up to 10 per cent additional 
floor space under Clause 6.21(7) of the 
Sydney LEP 2012, as the proposed 
development is considered to exhibit 
design excellence. 

Part 7 Local provisions – general 

Provision  Compliance Comment 

Division 4 Miscellaneous 

7.16 Airspace operations Yes The proposed modifications result in an 
amended envelope, which penetrates 
the Obstacle Limitation Surface as 
shown on the Obstacle Limitation 
Surface Map for Sydney Airport.  

As discussed below under the Airports 
Act 1996 heading, approval has been 
provided by the Director, Demand 
Management and Protection of 
Airspace, Aviation and Airports. 

7.20 Development requiring or 
authorising preparation of a 
development control plan 
(DCP) 

Yes The proposed modifications to the 
approved building envelope will result in 
the construction of a building greater 
than 55 metres above the existing 
ground level on a site located in Central 
Sydney with an area greater than 1,500 
square metres. This triggers the 
requirement for the preparation of a site-
specific DCP. 

Section 4.23 of the Environmental 
Planning and Assessment Act, 1979 
allows a concept development 
application to be lodged in lieu of 
preparing a DCP. 

The matters under Clause 7.20(4) of the 
Sydney LEP 2012 are satisfied by the 
documentation submitted with the 
application and the amended conditions 
in Attachment A. 
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Provision  Compliance Comment 

The amended building envelope and 
concept development consent 
D/2018/1246 satisfactorily sets 
expectations for the form, massing, 
scale, environmental impacts, heritage 
and ESD outcomes, access outcomes, 
interface with ground level and 
landscaping outcomes of the 
development. 

Development Control Plans 

Sydney Development Control Plan 2012 (Sydney DCP 2012) 

75. An assessment of the proposed development against the relevant provisions within the 
Sydney DCP 2012 is provided below in the following sections.  

Section 3 – General Provisions   

Provision Compliance Comment 

3.3 Design Excellence and 
Competitive Design Processes 

Yes The proposed modifications to the 
approved building envelope align with 
the detailed design of an invited 
architectural design competition winning 
scheme proposed under the concurrent 
development application D/2021/203. 

3.9 Heritage Yes, subject 
to conditions 

Refer to the discussion provided in 
relation to heritage conservation and 
Clause 5.10 of the Sydney LEP 2012 in 
the table above. 
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4.2 Residential Flat, Commercial and Mixed Use Developments  

Provision Compliance  Comment 

4.2.1 Building height 

4.2.2 Building setbacks  Acceptable The proposed modifications to the 
concept building envelope maintains the 
established street frontage height of the 
existing heritage items on the site, but 
seeks to vary the approved 10 metre 
setback to the podium and tower 
envelopes above the street wall height. 

Refer to the assessment provided below 
under the Discussion heading. 

 Section 5 – Specific Areas  

Provision  Compliance Comment 

5.1 Central Sydney 

5.1.2 Building setbacks 

5.1.2.2 Side and rear setbacks 

Acceptable The proposed modifications to the 
approved concept building envelope 
seek to vary the approved 10 metre 
setback to the podium and tower 
envelopes above the street wall height 
and the approved side and rear 
setbacks from the boundaries. 

Refer to the assessment provided below 
under the Discussion heading. 

Discussion  

Building Setbacks and Separation  

Front setbacks 

76. The provision in Section 5.1.2.1(3) of the Sydney DCP 2012 requires the following: 

New buildings or additions above a heritage item must have a setback of 
at least 10m from the street frontage as shown in Figure 5.7 Minimum 
setback above a heritage item. However, a conservation management plan 
required as part of the development application may require a greater 
setback. 

77. The proposed modifications to the approved concept building envelopes seek several 
variations to this control as follows: 

(a) Reduce the approved 10 metre western setback to Pitt Street by 2.4 metres for 
balconies at level 6 within the concurrent detailed design development 
application D/2021/203; 
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(b) Reduce the approved 10 metre western setback to Pitt Street for a skylight sitting 
below and behind the existing building parapet above level 5 at 198-200 Pitt 
Street within the concurrent detailed design development application 
D/2021/203;  

(c) Reduce the approved 10 metre western setback to Pitt Street by 8 metres for 
roof plant at level 7 above the building at 194 Pitt Street within the concurrent 
detailed design development application D/2021/203; and  

(d) Reduce the 10 metre western tower setback to Pitt Street by up to 0.45 metres 
for the curve of the scalloped form of the facade within the concurrent detailed 
design development application D/2021/203. 

78. The proposed variations of the control are acceptable in the specific circumstances of 
the proposed development, as follows: 

(a) The extension of the envelope at level 6 for hotel balconies in the detailed design 
of the development will have minimal visibility from within the streetscape to Pitt 
Street at ground level.  

The existing building at 198-200 Pitt Street currently has roof top structures 
which are higher and bulkier than the proposed additional building envelope 
volume.  

These structures are proposed to be demolished and replaced with the mid 
podium. The proposed building envelope volume addition is minor in terms of its 
visual bulk and scale as viewed from Pitt Street. 

Views of this addition will be oblique and from the south only, which will present 
as a minor extension of the mid podium, with the primary mass of the mid 
podium aligning with the approved 10 metre setback. No significant views to the 
heritage items below will be affected by the addition.  

As such, the City's Heritage Specialist has advised that it has a minor but 
acceptable heritage impact, as it will not have any significant visual impacts on 
the heritage items below, subject to the recommended modification to condition 
(9) 'Detailed Design of Buildings' to ensure that: 

"Any new structure or building elements within the increased building envelope 
volume at level 6 above the new infill building at 196 Pitt Street and the heritage 
items at 198-200 and 202-204 Pitt Street must demonstrate high quality design 
and achieve a high degree of architectural integration with the mid podium, and 
minimising any increase to the visual bulk and massing of the mid podium." 

(b) The proposed envelope addition for the skylight above level 5 will not be visible 
from the street and is obscured by the stepped parapet of the main building 
facade.  

The City's Heritage Specialist has advised that it has a negligible and therefore 
acceptable heritage impact, as it will not significantly impact any heritage building 
fabric  
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(c) The modification of the approved building envelope at level 7 for roof plant above 
the retained heritage item at 194 Pitt Street will have limited visibility from Pitt 
Street, as depicted in the sightline diagram extracts reproduced in Figures 44 
and 45 below. 

Visibility will be primarily limited to an oblique view from the south only, as it is 
not visible above the parapet from in front of the building. The rooftop plant area 
has been reduced in height as far as possible (approximately 1.5 metres above 
the approved envelope) and is setback by 2 metres from the principal facade of 
the building.  

Views from the south will be mitigated in the concurrent detailed design 
development application D/2021/203 by the plant enclosure's curved shape, the 
proposed landscape screening and visually recessive materiality. No significant 
views to the heritage item below will be affected by the addition.  

It is noted that the existing building at 194 Pitt Street currently has a roof top 
structure which is higher and bulkier than the proposed additional building 
envelope volume. The proposed building envelope volume addition is minor in 
terms of its visual bulk and scale as viewed from Pitt Street. 

The City's Heritage Specialist has advised that it has a minor but acceptable 
heritage impact, as it will not have any significant visual impacts on the 
significance of the heritage item below, subject to the recommended modification 
to condition (9) 'Detailed Design of Buildings' to ensure that: 

"Any new structure within the increased building envelope volume at level 7 
above the heritage item at 194 Pitt Street must not impact the retention and 
maintenance of the existing parapets of the building. Any new structure must 
demonstrate high quality design and be constructed of high quality materials." 

 

Figure 44: View line diagram from Pitt St to the detailed design of the roof top plant at 194 Pitt St  
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