
Central Sydney Planning Committee 21 June 2018

Development Application: 210-214 and 218-232 George Street, Sydney

File No.: D/2017/1750

Summary

Date of Submission: The application was lodged with Council on 15 December 
2017. Amended plans and documentation was submitted 
between 29 March and 15 May 2018.

Applicant: Poly Wynyard 048 Service Pty Ltd and ATF Wynyard 048 
Trust

Architect: Grimshaw Architects 

Developer: Poly Wynyard 048 Service Pty Ltd and ATF Wynyard 048 
Trust 

Owner: Poly Wynyard 048 Service Pty Ltd and ATF Wynyard 048 
Trust

Cost of Works: $116,523,000

Proposal Summary: The proposal is for a Stage 2 development application for 
a new commercial tower. The proposal includes:

(a) Demolition of existing structures and 
excavation of existing basement at 210 George 
Street;

(b) Construction of a 28 storey commercial office 
tower with a maximum height of 107.7m, and 
ground and first floor retail tenancies fronting 
George Street;

(c) Three basement levels including 29 car parking 
spaces, a new substation, end of trip facilities, 
and consolidated access for pedestrians and 
vehicles from Underwood Street;

(d) One illuminated top of building sign, and 
indicative signage zones for an additional top 
of building sign and for the ground floor retail 
tenancies; and

(e) Consolidation of all land titles into a single lot.
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Proposal Summary:

(continued)

During assessment the scheme was amended, and 
additional information was submitted, to address the 
concerns of the City’s Design Advisory Panel and Council 
officers. These concerns principally related to:

(a) Requirement for increased use of natural 
sandstone cladding at ground level;

(b) Thermal protection to the glazed western 
elevation;

(c) Partial encroachment into easements;

(d) Unresolved land contamination issues;

(e) Insufficient landscaping detail;

(f) Clarifications on signage; and

(g) Additional details required by Sydney Metro.

The proposal complies with the building envelope 
approved under the Stage 1 concept (D/2016/1675). 

The proposal also complies with the maximum building 
height and floor space ratio (FSR) controls under Sydney 
Local Environmental Plan (LEP) 2012, which includes a 
total of 8,675.7sq.m of accommodation, design excellence 
and end of journey bonus floor space.

The proposal was notified and advertised for a period of 28 
days from 2 January to 31 January 2018. No submissions 
were received.

Summary Recommendation: The development application is recommended for 
approval, subject to conditions.

Development Controls: (i) Environmental Planning and Assessment Act 1979

(ii) City of Sydney Act, 1988
(iii) State Environmental Planning Policy No 55 - 

Remediation of Land

(iv) State Environmental Planning Policy (Infrastructure) 
2007

(v) State Regional Environmental Plan (Sydney Harbour 
Catchment) 2005 (Deemed SEPP)

(vi) Sydney Local Environmental Plan 2012

(vii) Sydney Development Control Plan 2012
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Attachments: A. Recommended Conditions of Consent 

B. Selected Drawings (B1 and B2)

C. Design Advisory Panel Comments

D. Design Competition Jury Report

Recommendation

Upon confirmation from the Director City Planning, Development and Transport that written 
concurrence has been received from Sydney Metro, it is resolved that consent be granted to 
Development Application No. D/2017/1750, subject to the conditions set out in Attachment A 
to the subject report.
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Background

The Site and Surrounding Development
1. A site visit was carried out by Council staff on 16 April 2018.

2. The site is known as 210-214 and 218-232 George Street, Sydney. The site has a total 
area of 1,434sq.m and is generally rectangular in shape; has a frontage of 50.62m to 
George Street to the west and 33.13m to Dalley Street to the south. A plan of the site 
(showing its context within the block bound by Alfred, Pitt, Dalley and George Streets 
known as the APDG block) is shown below in Figure 1.

3. The site consists of two commercial office buildings. 210 George Street comprises an 
18 storey building completed in 1990, with eight car parking spaces within the 
basement, which is accessed via 200 George Street from Underwood Street by virtue 
of a right of way access easement. 220 George Street is a 13 storey commercial 
building and was competed in 1972. It has a public car park within the basement with 
150 car parking spaces accessed via a split driveway entrance from Dalley Street.

4. Both buildings have an active street frontage to George Street that include retail 
tenancies with ground level setbacks and colonnade structures. Above the ground 
floor, each floor is built to the street boundary.

5. The surrounding area is commercial, with office, retail and hotel uses dominating the 
immediate surrounds. The site fronts George Street, which is currently under 
construction for the light rail. To the north of the site, is the newly constructed 200 
George Street, which is a 37 storey commercial tower. To the east, is the former 
Telephone Exchange located at 4 Dalley Street, which has been repurposed for the 
plant and services for 200 George Street. Further to the east of this site, across 
Underwood Street, is a nine storey telephone exchange building.

6. To the west of the site, across George Street, is Grosvenor Place, a 44 storey 
commercial office tower. To the south, across Dalley Street, is the rear of 2, 4 and 6 
Bridge Street.

7. The Sydney Light Rail project is currently under construction adjacent to the site along 
George Street. 

8. The site is not a heritage item and the property is not located within a Conservation 
Area. However, two locally listed heritage items are located directly south of the site 
across Dalley Street at 4 and 6 Bridge Street.   

9. Photos of the site and surrounds are provided below:
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Figure 1: Aerial image of subject site (red) within APDG site (yellow).  
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Figure 2: Existing buildings, 210-214 and 218-232 George Street looking south east

218-232

210-214
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Figures 3 and 4: Existing retail tenancies fronting George Street and associated signage
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Figure 5: Opposite the site on the west side of George Street   
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Figure 6: Looking south along George Street. Site highlighted.  
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Figure 7: Looking north along George Street. Site highlighted.  
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Figure 8: Subject site looking west along Dalley Street 
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Figure 9: Interface of the site (background) with 200 George Street (foreground) to the north of the 
site.
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Figure 10: View from Underwood looking west. Driveway for 200 George Street to the right of the 
frame directly adjacent to proposed driveway. 

History Relevant to the Development Application

10. On 11 May 2017, a Stage 1 development consent D/2016/1675 was approved by the 
Central Sydney Planning Committee for a 25 storey mixed use building envelope to a 
height of 110m including commercial, retail and entertainment land uses; lower ground 
retail with loading access from Underwood Street and three levels of basement parking 
with access from Dalley Street.

Competitive Design Process
11. From 31 May to 25 August 2017, the applicant conducted a Competitive Design 

Process with the aim of ensuring design excellence would be achieved in accordance 
with the performance criteria set out in Clause 6.21 ‘Design Excellence’ of the SLEP 
2012, the Sydney Development Control Plan 2012 (Sydney DCP 2012), and the City of 
Sydney Competitive Design Policy 2012. 

12. Six (6) architectural firms participated in the competitive design process. Of the six (6) 
schemes presented, the scheme proposed by Grimshaw Architects was considered by 
the Jury to be the most capable of demonstrating design excellence and was declared 
the winner (Attachment D).

13. The Jury recommended matters that the applicant should address prior to submission 
of the Stage 2 DA, which can be summarised as follows:

Rear of 200 George 
Street 

SITE
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(a) consideration for a more obvious George Street address and further investigation 
into a grander foyer and a more functional layout;

(b) improved relationship between the lower ground floor to first floor spaces with 
regard to the entry sequence and address to the Dalley Street club;

(c) provide a less 'residential' presentation to the podium balconies and a more 
positive response to the requirement for a 'predominately masonry character' to 
the facade;

(d) at the podium, replace the movable double height screens with fixed elements 
while ensuring the overall solidity of the podium and necessary environmental 
protection;

(e) explore opportunities to infill the mezzanine floors within the tower to maximise 
floor space and achieve more functional floorplates;

(f) consider internal subdivision of floors both horizontally and vertically having 
regard to the relationship with lift lobbies and services; and

(g) explore opportunities to achieve efficiencies, including the delivery of vertical 
access core, and value engineering to reduce the overall cost of construction. 

14. The design of the commercial lobby has been revised to provide a grander, triple 
height space with access off George Street at the south western corner of the site. The 
double height retail tenancies fronting George Street remain prominent. The lower 
ground floor entertainment space with access off Dalley Street is no longer proposed 
by the subject application simplifying the entry sequence.

15. The glazing behind the podium balconies has been pulled back behind the 
cantilevered concrete arches at ground and first floor to create a more civic feel. Fixed 
masonry blades clad in a sandstone colour are proposed to add a more masonry 
character to the podium facade treatment.  

16. The applicant proposes to retain the double height volumes with voids inserted on 
every second floor within the tower at the southern and northern ends of the floor 
plate. This will provide future tenants with a functional and practical floor space whilst 
enjoying the amenity and character of a double height space.  

17. The commercial floorplates can be subdivided to create up to four tenancies with the 
location of the core along the eastern edge helping to achieve efficiencies in this 
regard. The provision of low rise and high rise lifts and the car park shuttle lift 
contributes to the improved function and efficiency of the lift lobby and successfully 
meets the requirement of PCA A-grade commercial offices.

18. The applicant has satisfactorily demonstrated that the recommendations of the Jury 
have been given due consideration and have formed an integral part of the design 
development process. The subject proposal retains the key design elements identified 
by the Jury that contributed to the success of the winning scheme including the 
'tripartite' form, expressive curved concrete structure and rounded edges, depth of the 
facade recesses to the podium, and the distinctive roof profile.  
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Amendments
19. On 8 March 2018, Council officers requested amendments and further information to 

address concerns of the City’s Design Advisory Panel and Council officers. These 
concerns principally related to:

(a) the better use of natural sandstone cladding at ground level;

(b) thermal protection to the glazed western elevation;

(c) partial encroachment of the building into easements at the north eastern corner 
of the site;

(d) unresolved land contamination issues;

(e) insufficient landscaping detail;

(f) clarification about number of proposed signs and details relating to who the 
'significant tenant' of the building will be; and

(g) additional details requested by Sydney Metro.

20. Between 29 March and 15 May 2018, the applicant submitted additional information 
and made minor amendments to the proposal to address the above concerns. The 
above issues are discussed in further detail elsewhere in the report. 

21. In summary, the amended proposal is acceptable and where required conditions of 
consent have been imposed to address matters raised.  

Proposal

22. The proposal, as amended, seeks consent for a new 28 storey commercial office tower 
with ground and first floor retail tenancies. More specifically, the proposal comprises 
the following:

(a) Demolition and excavation

(i) Demolition of existing structures on site; and

(ii) Additional excavation of the existing basement within 210 George Street 
up to 4m at the eastern site boundary corner.

(b) Basement Levels 1 - 3

(i) Decommissioning the existing substation adjacent to Dalley Street and 
provide a new substation at Basement Level 1 accessible from the Lower 
Ground Floor;

(ii) Plant rooms, services and storage; and

(iii) Car parking for 29 vehicles and 4 motorbikes.
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(c) Lower Ground Floor

(i) End of Trip facilities including bicycle parking for 200 bikes, showers and 
lockers;

(ii) Loading bay with vehicle and pedestrian access off Underwood Street 
(through the existing access easement benefiting the site over the 
neighbouring 200 George Street driveway); and

(iii) Waste room, services, plant and storage.

(d) Ground Floor - Level 2

(i) 852sq.m of retail tenancy space (not partitioned yet) with access off 
George Street;

(ii) 1,109sq.m of commercial office space with terrace (Level 2) accessed via 
sliding doors; 

(iii) Triple height commercial lobby with access off George Street;

(iv) Bronze coloured steel glazed canopy over retail tenancies on George 
Street; and

(v) Plant, services, office and storage rooms.

(e) Levels 3 - 25

(i) 17,756.5sq.m of commercial office space with double height voids on 
podium Levels 2-12;

(ii) Double height commercial office space on Levels 12 and 25;

(iii) Podium terraces accessed via sliding doors at Levels 4, 6, 8, and 10;

(iv) Landscaped podium roof terrace at Level 12, and paved terrace at Level 
25; and

(v) Plant, services and amenities.

(f) Signage

(i) 1 x illuminated top of building sign on the western elevation (facing George 
Street) at Level 24 measuring 2.88m wide and 3.42m high; and

(ii) 1 x illuminated top of building sign on the southern elevation (facing Dalley 
Street) at Level 26 measuring 2.88m wide and 3.42m high.

(iii) Indicative signage zones and dimensions for:

a. 4 x illuminated business identification projecting wall signs beneath 
the awning on George Street measuring a depth of 1.4m from the 
facade x 0.4m high; and

b. 4 x illuminated top hamper signs above the retail tenancy entries on 
George Street measuring 2.1m wide and 0.9m high.
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(g) Other

(i) Consolidation of all land titles into a single lot; and

(ii) Staged construction of development over five stages including:

a. Stage 1 - Early works and demolition; 
b. Stage 2 - Basement demolition and site excavation;
c. Stage 3 - Footings, jump steel and basement construction;
d. Stage 4 - Building structure; and
e. Stage 5 - Facade, fit-out and public domain.

23. Photomontages and extracts of selected plans of the proposed development are 
provided below.
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Figure 11: Photomontage of proposal viewed from George Street
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Figure 12: Photomontage of proposal viewed from Dalley Street 

Figure 13: Photomontage of retail frontage to George Street 
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Figure 14: Proposed basement level 3 

Figure 15: Proposed basement level 2
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Figure 16: Proposed basement level 1

Figure 17: Proposed Lower Ground Level 
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Figure 18: Proposed Ground Level 

Figure 19: Proposed Level 1

George Street

D
alley Street

Underwood Street
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Figure 20: Proposed Level 2

Figure 21: Proposed Level 3
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Figure 22: Proposed Levels 4, 6, 8 and 10

Figure 23: Proposed Levels 5, 7, 9 and 11
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Figure 24: Proposed Level 12

Figure 25: Proposed Level 13
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Figure 26: Proposed typical Levels 15, 17, 19, 21 and 23

Figure 27: Proposed typical Levels 14, 16, 20 and 22
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Figure 28: Proposed typical Levels 18 and 24

Figure 29: Proposed Level 25
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Figure 30: Proposed Level 26

Figure 31: Proposed Level 27
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Figure 32: Proposed Roof Plan
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Figure 33: Proposed western elevation (George Street)
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Figure 34: Proposed southern elevation (Dalley Street)
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Figure 35: Proposed eastern elevation (from Underwood Street)
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Figure 36: Proposed short section (East/West)
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Figure 37: Proposed long section (North/South)
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Figure 38: Proposed retail signage fronting George Street

City of Sydney Act 1988

24. Section 51N requires the Central Sydney Planning Committee (the Planning 
Committee) to consult with the Central Sydney Traffic and Transport Committee 
(CSTTC) before it determines a DA that will require, or that might reasonably be 
expected to require, the carrying out of road works or traffic control works likely to have 
a significant impact on traffic and transport in the Sydney CBD.

25. The proposal results in an existing split driveway off Dalley Street being deleted with 
all proposed vehicular access being from an existing driveway off Underwood Street at 
the rear of the site that is shared with the adjoining site at 200 George Street by virtue 
of an easement providing a right way. No vehicular access off George Street is 
provided. There is a proposed reduction in existing car parking provided on the site 
from the current 158 spaces to a total of 36 proposed spaces, including service 
vehicles and motorbike spaces. 

26. Having liaised with the City Access and Transport Unit, the Director City Planning 
Development and Transport advises that the proposal is not considered to have a 
significant impact on traffic and transport in the CBD, and consultation with the CSTTC 
is not necessary. A memo has been endorsed by the Director City Planning, 
Development and Transport. 

Not 
included 
in DA
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Economic/Social/Environmental Impacts

27. The application has been assessed under Section 4.15 of the Environmental Planning 
and Assessment Act 1979, including consideration of the following matters:

(a) Environmental Planning Instruments and DCPs.

State Environmental Planning Policy No 55—Remediation of Land
28. The aim of SEPP 55 is to ensure that a change of land use will not increase the risk to 

health, particularly in circumstances where a more sensitive land use is proposed.

29. Following initial concerns raised by Council's Health Unit in relation to concentrated 
levels of Trichloroethylene (TCE) and petroleum hydrocarbons detected in soil vapour 
samples, the applicant was requested to carry out another round of sub-slab 
monitoring to eliminate the risk to human health. It is noted that three underground fuel 
storage tanks have been detected due to the site previously being used as a garage.  

30. The applicant completed further contamination testing, the results of which have been 
reviewed by the City’s Health Unit who are now satisfied that subject to conditions, the 
site can be made suitable for the proposed use.

State Environmental Planning Policy No 64—Advertising and Signage
31. The application proposes the following signage:

(a) One (1) illuminated top of building sign at Level 24 on the west elevation fronting 
George Street measuring 2880mm (width) x 3420mm (high); and

(b) Indicative signage zone and dimensions for one (1) x illuminated top of building 
sign at Level 26 on the south elevation fronting Dalley Street measuring 2880mm 
(width) x 3420mm (high); and 

(c) Indicative signage zones and dimensions for four (4) x illuminated projecting wall 
signs and four (4) x top hamper signs for the retail tenancies fronting George 
Street.

32. SEPP 64 was gazetted on 16 March 2001 and aims to ensure that outdoor advertising 
is compatible with the desired amenity and visual character of an area, provides 
effective communication in suitable locations and is of high quality design and finish.

33. Clause 8 of SEPP 64 states the following:

A consent authority must not grant development consent to an application to display 
signage unless the consent authority is satisfied:

(a) that the signage is consistent with the objectives of this Policy as set out in 
clause 3 (1) (a), and

(b) that the signage the subject of the application satisfies the assessment criteria 
specified in Schedule 1.

Assessment Criteria
34. The following table outlines the manner in which the proposed signage addresses the 

assessment criteria of SEPP 64.
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1. Character of the area Comment

Is the proposal compatible with the 
existing or desired future character of 
the area or locality in which it is 
proposed to be located?

Yes. The proposed use of the building is 
commercial and the associated signage is 
compatible with the commercial character of the 
surrounding area. 

Is the proposal consistent with a 
particular theme for outdoor advertising 
in the area or locality?

The proposed top of building signage is 
consistent with similar building identification 
signage in the vicinity of the site i.e. the EY 
building at 200 George Street. Further, the 
proposed retail signage zones will promote the 
future retail tenancies which is also consistent 
with existing tenancies in the area.

2. Special areas Comment

Does the proposal detract from the 
amenity or visual quality of any 
environmentally sensitive areas, 
heritage areas, natural or other 
conservation areas, open space areas, 
waterways, rural landscapes or 
residential areas?

No. The site is not in a heritage conservation 
area. The proposed signage will not detract 
from the amenity of visual quality of the heritage 
significant buildings, which are located to the 
south of the site on the opposite side of Dalley 
Street.   

3. Views and vistas Comment

Does the proposal obscure or 
compromise important views?

Does the proposal dominate the skyline 
and reduce the quality of vistas?

Does the proposal respect the viewing 
rights of other advertisers?

The proposed top of building signage is of a 
size and design that will not dominate the 
skyline or obscure views. 

The proposed signage zones for the retail 
tenancies are sufficiently spaced so as not to 
impinge on the viewing rights of other 
advertisers.  
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4. Streetscape, setting or landscape Comment

Is the scale, proportion and form of the 
proposal appropriate for the 
streetscape, setting or landscape?

Does the proposal contribute to the 
visual interest of the streetscape, 
setting or landscape?

Does the proposal reduce clutter by 
rationalising and simplifying existing 
advertising?

Does the proposal screen 
unsightliness?

Does the proposal protrude above 
buildings, structures or tree canopies in 
the area or locality?

Does the proposal require ongoing 
vegetation management?

The existing buildings fronting George Street 
and Dalley Street have four internally 
illuminated under awning signs and one 
projecting wall sign of various sizes, one 
hamper sign, and building identification signage 
at ground floor.  

The proposal seeks consent for two top of 
building signs, one with a 'P' for Poly, a future 
tenant of the building, and an indicative top of 
building signage zone for the Dalley Street 
elevation, which in principle are of a size and 
design appropriate for the scale and height of 
the new building and site. 

The proposed signage zones for the retail 
tenancies position each of the sign types in a 
consistent area above and to the side of the 
entries, and are equal widths apart. This is a 
tidier and more consistent arrangement than 
existing and contributes positively to the visual 
interest of the streetscape.

The proposed signage will not require 
vegetation management or interfere with any 
street streets or the like. 

5. Site and building Comment

Is the proposal compatible with the 
scale, proportion and other 
characteristics of the site or building, or 
both, on which the proposed signage is 
to be located?

Does the proposal respect important 
features of the site or building, or both?

Does the proposal show innovation and 
imagination in its relationship to the site 
or building, or both?

Yes. See discussion above.  

6. Associated devices & logos with 
advertisements & advertising 
structures

Comment
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6. Associated devices & logos with 
advertisements & advertising 
structures

Comment

Have any safety devices, platforms, 
lighting devices or logos been designed 
as an integral part of the signage or 
structure on which it is to be displayed?

Yes. The proposed top of building signage is 
internally illuminated with a 'P' logo for 'Poly', 
who the applicant has indicated will be a tenant 
in the building. The application indicates that 
the indicative signage zones would also be 
illuminated.   

7. Illumination Comment

Would illumination result in 
unacceptable glare?

Would illumination affect safety for 
pedestrians, vehicles or aircraft?

Would illumination detract from the 
amenity of any residence or other form 
of accommodation?

Can the intensity of the illumination be 
adjusted, if necessary?

Is the illumination subject to a curfew?

Conditions of consent can be imposed on a 
future development approval for the erection 
and display of the signs to ensure levels of 
illumination meet the relevant Australian 
standards with respect to glare.  

It is not proposed that the signage would be 
subject to a curfew. A control panel will allow for 
lighting levels to be adjusted if required.    

8. Safety Comment

Would the proposal reduce the safety 
for any public road?

Would the proposal reduce the safety 
for pedestrians or bicyclists?

Would the proposal reduce the safety 
for pedestrians, particularly children, by 
obscuring sightlines from public areas?

No. The proposed signage will not impact 
sightlines from public areas or present a safety 
concern for pedestrians.  

35. The proposed signage is consistent with the aims and objectives of Clause 3 of SEPP 
64 and as such, is supported as part of a signage strategy for the site to be subject to 
future development application(s) for more detailed assessment.  See issues section 
for further discussion.  
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State Environmental Planning Policy (Infrastructure) 2007
36. The provisions of SEPP (Infrastructure) 2007 have been considered in the assessment 

of the development application.

Clause 45
37. The application is subject to Clause 45 (Subdivision 2 Development likely to affect an 

electricity transmission or distribution network) of the SEPP as the development will be 
carried out within an easement for electricity purposes and there is an existing 
electricity substation within the site.

38. In accordance with the Clause, the application was referred to Energy Australia for a 
period of 21 days and no objection was raised, subject to conditions being imposed.

Clause 86
39. The application is subject to Clause 86 (Subdivision 2 Development in or adjacent to 

rail corridors and interim rail corridors) of the SEPP as the development includes 
excavation to a depth of at least 2m below ground level on land within the future 
Sydney Metro City and South West rail corridor.

40. In accordance with the Clause, the application was referred to Sydney Metro for a 
period of 21 days. Given the proximity of the site to the CBD light rail project, concerns 
were raised that construction of the proposed works, and the placing of any 
foundations, other structures and building loads in or near the proposed rail alignment 
may affect the structural integrity and operation of the Sydney Metro City and 
Southwest projects. 

41. Sydney Metro have provided draft conditions of consent, which require submission of a 
Risk Assessment/Management Plan, a Construction Monitoring Plan, an Electrolysis 
Report and Acoustic Assessment, among other details, in order to minimise the 
potential impacts of the proposed development and ensure Sydney Metro remain 
informed of progress via joint inspections with the developer. The draft conditions of 
consent have been included in the proposed development consent. 

42. Upon receipt of final concurrence, the development can be approved. 

Clause 104
43. The application is subject to Clause 104 of the SEPP as the proposal will deliver more 

than 10,000sq.m of commercial floor space and is therefore considered to be traffic 
generating development. A Traffic Impact Assessment was submitted with the 
application.

44. In accordance with the Clause, the application was referred to Roads and Maritime 
Services (RMS) for a period of 21 days. RMS responded stating that their comments 
are incorporated within the response provided by Transport for New South Wales 
(TfNSW)/Sydney Metro who raised no objection, subject to conditions being imposed.
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Sydney Regional Environmental Plan (Sydney Harbour Catchment) 2005 (Deemed 
SEPP)
45. The site is within the Sydney Harbour Catchment and eventually drains into the 

Harbour. However, the site is not located in the Foreshores Waterways Area or 
adjacent to a waterway and therefore, with the exception of the objective of improved 
water quality, the objectives of the SREP are not applicable to the proposed 
development. The development is consistent with the controls contained with the 
deemed SEPP.

Sydney LEP 2012
46. The site is located within the B8 Metropolitan Centre zone. The proposed use is 

defined as retail and commercial uses and is permissible with consent. 

47. The relevant matters to be considered under Sydney Local Environmental Plan 2012 
for the proposed development are outlined below.

Compliance Tables

Development Control Compliance Comment

4.3 Height of Buildings Yes A maximum height of 110m (RL 117.9) 
is permitted.

A height of 107.7m (RL 115.6) is 
proposed and complies.

4.4 Floor Space Ratio Yes A maximum FSR of 14.05:1 (20,147.7) 
is permitted which comprises the base 
FSR under the LEP (8:1) and the 
following permitted bonus', which the 
applicant is seeking to avail of:

 Accommodation floor space - 4.5:1

 Design Excellence 10% - 1.25:1

 End of Journey floor space - 0.3:1

Based on the above entitlements, a FSR 
of 14.05:1 (20,147.7sq.m) is proposed. 
The proposal complies.

A condition has been imposed which 
requires a restrictive covenant on title to 
ensure that the end of journey floor 
space is retained for that use only.  
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Development Control Compliance Comment

5.9 Preservation of trees or 
vegetation

Yes There are 5 street trees proposed to be 
planted along George Street adjacent to 
the front elevation of the proposed 
building as a component of the Light Rail 
project. It is unknown at what stage the 
subject development will be at when the 
street trees are planted. Conditions of 
consent have been imposed to protect 
any street trees adjacent to the site 
during construction and ensure their 
longevity.  

5.10 Heritage conservation Yes The subject site is not a heritage item or 
located within a heritage conservation 
area. However, there are two locally 
listed heritage items located directly 
south of the site across Dalley Street at 
4 and 6 Bridge Street. Council's Heritage 
and Urban Design Specialists have been 
consulted and consider that the 
proposed development has an 
acceptable heritage impact, subject to 
heritage conditions including a 
requirement that the GRC elements on 
the facade are fabricated with the 
materials and colour integral to the fabric 
and form of the selected coloured sands 
and mineral pigments to harmonise with 
the finish, colour, reflectivity and 
weathering quality of natural Sydney 
sandstone.    

Part 6 Local Provisions - 
Height and Floor Space 

Compliance Comment

6.4 Accommodation floor 
space

Yes The proposed retail and commercial 
development is within 'Area 1' and is 
therefore eligible for additional 
accommodation floor space amounting 
to an FSR of 4.5:1 or 6,453sq.m. The 
applicant is seeking to avail of this 
additional floor space.
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Part 6 Local Provisions - 
Height and Floor Space 

Compliance Comment

6.6 End of journey floor space Yes The proposed development includes end 
of journey facilities located in the lower 
ground floor level including showers, 
change rooms, lockers and bicycle 
storage areas. Therefore, the proposal is 
eligible for additional floor space 
equalling 0.3:1 or 430.2sq.m for 
providing end of journey floor space.

6.11 Allocation of heritage floor 
space (HFS)

Yes The proposal provides 6,453sq.m of 
accommodation floor space. In 
accordance with the policy, 3,226.5sq.m 
(50% of the accommodation floor space 
bonus) of heritage floor space is to be 
allocated to the site.

The proposal was subject to a design 
competition and is eligible to 
1,792.5sq.m of additional floor space 
under Clause 6.21(7) (b) where design 
excellence is demonstrated. In 
accordance with the policy, 896.25sq.m 
(50% of the bonus) of heritage floor 
space is to be allocated to the site.

Based on the above, a total of 
4,122.75sq.m of heritage space is to be 
allocated to the site. However, the policy 
provides for a reduction where the 
development was subject to a design 
competition that was carried out in 
accordance with the City of Sydney 
Competitive Design Policy, and allows 
the total amount of heritage floor space 
to be reduced by up to 50% or 
1,000sq.m, whichever is the lesser.  

Consequently, 3,122.75sq.m of heritage 
floor space is to be allocated to the site.  
A condition of consent is recommended 
to reflect this.  

43



Central Sydney Planning Committee 21 June 2018

Part 6 Local Provisions - 
Height and Floor Space 

Compliance Comment

6.19 Overshadowing of certain 
public places

Yes The LEP requires that new development 
in Central Sydney does not create 
additional overshadowing at any time 
between 14 April and 31 August in 
certain public places. With respect to the 
subject site, the protected public place is 
Australia Square Plaza between the 
hours of 12.00 midday and 2.00pm.  

Shadow analysis completed by the City's 
Modellers indicates that the proposal 
complies with the provisions of the 
clause.  

6.21 Design excellence Yes A competitive design process was 
conducted to select the project architect. 
The Jury deemed the entry of Grimshaw 
Architects as the design most capable of 
achieving design excellence.

The Jury identified the following 
elements of the scheme that contributed 
to its success, which are retained by the 
current proposal:

 The formal composition of three 
massing elements – the ‘tripartite 
form’, separating and articulating 
the podium, tower and core;

 The rounded edges and the 
importance of curved glass to 
achieve them;

 The expressive curved concrete 
structure and the related two 
storey volumes of the podium;

 The depth of the facade recess to 
the podium; and

 The distinctive profile of the 
building’s roof which will be seen 
from the surrounding buildings.  
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Part 6 Local Provisions - 
Height and Floor Space 

Compliance Comment

As discussed earlier in the report, the 
Jury also made several 
recommendations to be incorporated 
into the detailed design, which have 
been adopted by the current proposal.  

The detailed design proposed in this 
application continues to satisfy the 
requirements of this provision. 
Therefore, the applicant is eligible for 
10% design excellence floor space.

6.25 APDG Block Not 
applicable

While the site is located within the area 
bounded by Alfred Street, Pitt Street, 
Dalley Street and George Street (known 
as the 'APDG block', the site is not 
identified as one requiring provision for 
publicly accessible open space, lanes 
and other links. 

Part 7 Local Provisions - 
General

Compliance Comment

Division 1 Car parking ancillary 
to other development

Yes A maximum of 29 car parking spaces 
are permitted. A 'car parking space' for 
the purposes of the division does not 
include a space for the exclusive use of 
car share vehicles (among other 
exclusions). 

A total of 28 car parking spaces are 
proposed and includes two accessible 
car parking spaces (excludes 1 
dedicated car share space).

The proposal complies.

7.14 Acid Sulphate Soils Yes The site is identified as containing class 
5 Acid Sulphate Soil. There is an acid 
sulphate soil class 2 area approximately 
31 meters east of the site. The 
Geotechnical Investigation report 
indicates that soil conditions are non-
aggressive based on laboratory testing 
for both steel and concrete structures in 
contact with the soil.
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Part 7 Local Provisions - 
General

Compliance Comment

7.15 Flood planning Yes The site is identified by Council as being 
flood prone. The applicant has submitted 
a site specific flood assessment 
determining the required flood planning 
levels to meet Councils policy and the 
relevant flooding conditions of the Stage 
1 consent (D/2016/1675). This report 
has been reviewed by Councils Water 
Assets team who have advised that the 
findings of the report are considered 
acceptable.

7.16 Airspace operations Yes The proposed development will not 
penetrate the Obstacle Limitation 
Surface (156m AHD) as shown on the 
Obstacle Limitation Surface Map for 
Sydney Airport.

7.20 Development requiring 
preparation of a DCP

Yes As the proposed development is within 
Central Sydney and exceeds a height 
greater than 55m, a site-specific DCP is 
required to be prepared. However, in 
accordance with Section 4.23 of the 
Environmental Planning and 
Assessment Act, a concept development 
application (D/2016/1675) was approved 
by the CSPC in May 2017, which 
satisfies this requirement.

Sydney DCP 2012
48. The relevant matters to be considered under Sydney Development Control Plan 2012 

for the proposed development are outlined below.
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3. General Provisions Compliance Comment

3.1 Public Domain Elements Yes Existing frontages to George Street, 
Dalley Street, and Underwood Street are 
maintained by the proposal. Active uses 
are provided at the ground and first floor 
level at the primary street frontage to 
George Street and encourages 
increased pedestrian activity.

A Public Art Strategy has been 
submitted by the applicant, which 
envisages a primary piece located within 
the triple height commercial lobby 
space, with secondary pieces on the 
podium terrace, and integrated lighting 
at selected architectural features such 
as the arched columns, retail frontages 
and upper level portion of the tower. A 
limited competition is to be held to select 
an artist to continue design 
development. Council's Public Art Unit 
have endorsed the proposal and is 
considered acceptable subject to a 
condition requiring submission of a more 
detailed public art plan for Council's 
approval. A condition of consent has 
been imposed accordingly. 

3.2 Defining the Public Domain Yes The proponent has prepared separate 
solar access impact and view impact 
analysis for the proposal. The proposed 
development will enhance the public 
domain by ensuring adequate sun 
access to publicly accessible spaces 
and will not impinge upon views of 
significant public spaces or buildings.

The ground and first floor retail 
tenancies provide active uses with 
entries that are clearly legible at the 
primary street frontage to George Street. 
The commercial lobby has its main entry 
off George Street, with a full height 
glazed wrap around onto Dalley Street 
extending the visual interaction between 
internal and external spaces.   
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3. General Provisions Compliance Comment

A continuous footpath awning is 
proposed over the George street retail 
tenancies and the main building entry. 
See Issues section for further 
discussion.  

A Wind Report has been submitted with 
the application that indicates the existing 
wind conditions at ground level are not 
worsened by the proposed development. 
A podium roof terrace is proposed on 
Level 12 however, the wind report 
appears to exclude analysis on wind 
impacts on this area and states the 
terraces will be further developed in 
consultation with the architect to ensure 
suitable wind conditions for tenants.  
(Discussed further under landscaping 
below).  

A condition has been imposed that 
requires light reflectivity from the glazed 
building facades must not exceed 20%.

3.3 Design Excellence and 
Competitive Design Processes

Yes Discussed above under Clause 6.21.

The Design Competition was undertaken 
in accordance with the City of Sydney 
Competitive Design Policy and the 
Design Excellence Strategy, which was 
endorsed by the City.

3.5 Urban Ecology Yes Discussed above under Clause 5.9

3.6 Ecologically Sustainable 
Development

Yes In accordance with the requirements of 
the Stage 1 consent, the Stage 2 DA 
meets the relevant environmental 
requirements including 5-star Green Star 
Design and As Built rating, a minimum 5 
Star NABERS Energy for Office Base 
Building rating, and PCA A grade rating.
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3. General Provisions Compliance Comment

3.7 Water and Flood 
Management

Yes The site is identified as being on flood 
prone land. Discussed above under 
Clause 7.15 of LEP.

The applicant submitted a concept storm 
water quality assessment in accordance 
with the relevant condition of the Stage 1 
consent. This concept shows that the 
proposed development will not result in 
adverse flooding impacts to adjacent 
properties.

3.8 Subdivision, Strata 
Subdivision and Consolidation

Yes The proposal includes consolidation of 
all three lots into a single allotment prior 
to occupation of the proposed 
development. Standard cconditions 
relating to lot consolidation have been 
imposed. 

3.11 Transport and Parking Partial 
compliance

Three levels of basement are proposed 
with access from the north east of the 
site off Underwood Street. The vehicular 
access will not compromise the safety of 
those using the access or the Street.  

As discussed above, in addition to 28 
car parking spaces proposed, 1 
dedicated car share space is proposed 
and complies with the policy. A condition 
has been imposed to ensure it is 
retained on title as common property.

Waste will be collected by a private 
contractor from the loading dock on the 
Lower Ground Floor level, which has 
sufficient internal room for vehicles to 
manoeuvre so that they can enter and 
leave safely in a forward direction. 

Three (3) motorbike spaces are required 
by the DCP and four (4) are being 
provided in one location on Basement 
Level 1, which is acceptable. 
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3. General Provisions Compliance Comment

A minimum of 188 bicycle spaces for 
visitors and employees are required. 58 
of those are visitor spaces and are 
required to be provided in an accessible 
on-grade location adjacent to a major 
public entrance. A total of 200 bike 
spaces are proposed in a consolidated 
area on the Lower Ground Floor Level 
alongside End of Trip facilities including 
showers and lockers.

Nine (9) service vehicle spaces are 
required however; only 3 are proposed 
to be located on the Lower Ground Floor 
within the loading dock area.  

See the Issues section for further 
discussion in relation to visitor bicycle 
parking and service vehicles.

3.12 Accessible Design Yes A condition has been recommended for 
the proposed development to provide 
appropriate access and facilities for 
persons with disabilities in accordance 
with the DCP and the BCA. 

3.13 Social and Environmental 
Responsibilities

Yes The proposed development includes 
active uses at ground and first floor level 
with a triple height glazed lobby and a 
clearly defined George Street entrance. 
The development has been designed to 
minimise blind corners and recessed 
elements at ground level and is 
considered to provide adequate passive 
surveillance and is generally designed in 
accordance with the CPTED principles.

3.14 Waste Yes A condition has been recommended for 
the proposed development to comply 
with the relevant provisions of the City of 
Sydney Code for Waste Minimisation in 
New Developments 2005.
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3. General Provisions Compliance Comment

3.15 Late Night Trading 
Management

Yes In accordance with Clause 4.19 of the 
Environmental Planning and 
Assessment Act 1979, where a 
development consent authorises the 
erection of a building, where uses for the 
building are specified in that same 
application, consent granted also 
authorises the use of the building for 
those purposes.  

The proposal seeks consent for ground 
and first floor retail uses with commercial 
offices on Levels 1 and above. The site 
is located within the ‘City Living’ area of 
the Late Night Management Areas of the 
DCP. Base indoor hours for Category ‘B’ 
premises are from 7.00am to 1.00am, 
with base outdoor hours from 9.00am to 
8.00pm. It is noted that the outdoor 
terraces are proposed at Levels 12 and 
25 associated with the office use on 
those floors. 

It is recommended that the above indoor 
and outdoor hours are imposed as a 
condition of consent, among other 
operational conditions of consent to 
protect neighbourhood amenity.

3.16 Signage and Advertising Partial 
compliance

The proposal includes a signage 
strategy for:

4 x internally illuminated hamper signs 
(2.1m x 0.9m) above each of the retail 
entries on George Street and 4 x 
internally illuminated projecting wall 
signs (1.4m x 0.4m) to the bottom and 
side of each hamper sign. 
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3. General Provisions Compliance Comment

The signs are of a consistent size and 
location above the transom line and will 
maintain views into and out of the 
premises. The clearance height from the 
footpath below to the underside of the 
projecting wall signs varies between 3m 
and 3.7m due to the footpath incline 
from north to south. This complies with 
the minimum clearance height 
requirement of 2.6m above existing 
ground level. The signs are setback 
more than 0.6m from the kerb and are 
3m away from nearby projecting wall 
signs at 200 George Street to the north 
of the site. Conditions of consent 
controlling illumination have been 
imposed to protect neighbourhood 
amenity.  

It is noted that the drawings show an 
additional sign in blue above the main 
building entry at the south west corner of 
the building. The applicant has 
confirmed that this sign is not included in 
the subject application. A condition has 
been imposed accordingly. 

The proposal also includes 2 x 
illuminated top of building signs; one on 
the western elevation fronting George 
Street at Level 24, and one on the 
southern elevation (facing Dalley Street) 
at Level 26, both signs will measure 
2.88m wide and 3.42m high. The 
applicant has indicated that the depth of 
those signs will be approximately 400-
600mm deep but no sections have been 
provided.  

The land is in the B8 Metropolitan 
Centre zone and therefore, top of 
building signs higher than 15m above 
ground are permitted. A maximum of two 
top of building signs are proposed, with 
no more than one per elevation, and the 
signs are no higher than one typical floor 
of the building, which complies.
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3. General Provisions Compliance Comment

Partial 
compliance

The DCP requires that top of building 
signs are only to be allocated to a 
significant tenant of the building, or to 
the building's owner, if the owner 
occupies a significant amount of floor 
space relative to other tenants. One of 
the signs has been proposed with a ‘P’ 
for Poly who are the owners of the site. 
The design for the other top of building 
sign has not been outlined. The 
applicant has confirmed that the owners 
will occupy 1,800sq.m of NLA floor 
space (roughly 2.5 floors in the tower), 
and will represent one of the largest 
single tenancies within the building. 

In principle, the size and location of the 
top of building signs is acceptable 
however, at this early stage it cannot be 
confirmed how much of the building will 
be occupied by other tenants and 
therefore, the significance of the Poly 
tenancy cannot be assured. It is 
recommended that all of the proposed 
signs form part of an overall signage 
strategy with their approval subject to 
future DAs when the tenancies' leases 
are secured. In addition, it is 
recommended that the building only 
have one name i.e. both top of building 
signs are to be for the same significant 
tenant.  A condition has been imposed 
accordingly.

5. Specific Areas - Central 
Sydney

Compliance Comment

5.1.1 Street frontage heights Yes A maximum street frontage height of 
45m applies to the site. However, the 
Stage 1 envelope was approved with a 
street frontage height of 46.6m (RL 54.7) 
to align with 200 George to the north. 
The proposal ensures a consistent street 
wall height along George Street that 
provides an appropriate response to the 
site’s surrounding context. The proposal 
complies.
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5. Specific Areas - Central 
Sydney

Compliance Comment

5.1.2 Building setbacks Yes All building setbacks at the ground floor, 
podium and tower comply with Stage 1 
envelope.

See Issues section for further 
discussion. 

5.1.5 Building bulk Yes Above a height of 45m, the maximum 
horizontal dimension of any commercial 
building facade must not exceed 65m. 
The maximum horizontal dimension of 
the George Street facade, which is the 
longest facade, is approximately 45m 
and complies. 

5.1.6 Building exteriors Yes The podium includes the use of textured, 
GRC clad blades in a sandstone colour 
with glazed balustrades to the terraces 
to provide a contemporary 
reinterpretation of the surrounding 
heritage buildings. This materiality also 
reinforces the masonry character and 
articulation of heritage buildings in 
Central Sydney. 

The scale and design of the awning to 
George Street has been specifically 
designed to be consistent with adjoining 
development and to complement the 
streetscape.

All plant and equipment is concealed 
within the curved roof of the tower. The 
distinctive tripartite design of the tower 
ensures the top of the building provides 
a positive contribution to Sydney’s 
skyline, particularly when viewed from 
surrounding properties. 

5.1.9 Award and allocation of 
heritage floor space

Yes Discussed above under Clause 6.11 of 
Sydney LEP. Appropriate conditions of 
consent are imposed to ensure the 
correct allocation is apportioned to the 
development. 
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6. Specific Sites Compliance Comment

6.1.4 - The APDG site 
(bounded by Alfred, Pitt, Dalley 
and George Streets)

Objectives

Yes The proposal meets the objectives of the 
Alfred, Pitt, Dalley, and George (APDG) 
controls. The proposal complies with 
height of buildings and overshadowing 
controls outlined in SLEP 2012 and 
provides a high quality urban form that 
allows for appropriate view sharing and 
will not cause unacceptable 
overshadowing on public spaces.

6.1.5.2 Streets, lanes and 
through-site links

Yes Dalley Street will maintain its character 
as a wide lane and service street. 
Generous pedestrian clearances at the 
front of the site along George Street are 
provided including sufficient clearances 
from the light rail. 

6.1.5.6 Active frontages Yes Retail activation is provided at ground 
and first floor level along George Street 
and complies with the active frontages 
plan (Figure 6.12A) of the DCP.  

6.1.5.7 Awnings Partial 
compliance

A bronze coloured steel and glass 
canopy awning is proposed to extend 
the full width of the George Street 
elevation (43m), above the retail and 
commercial lobby entrances to the 
building. 

See Issues section for further 
discussion. 

6.1.7 Parking and Vehicular 
Access

Yes The proposed vehicular access and 
service entry points off Underwood 
Street at the north east of the site are 
consistent with Figure 6.15 and 6.15A of 
the DCP. Refer to easements discussion 
under the heading Issues.

Issues

Consistency with Stage 1 'Concept' Approval 
49. On 11 May 2017, a Stage 1 development consent D/2016/1675 was approved by the 

Central Sydney Planning Committee for a 25 storey mixed use building envelope to a 
height of 110m including commercial, retail and entertainment land uses; lower ground 
retail with loading access from Underwood Street and three levels of basement parking 
with access from Dalley Street.
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50. Pursuant to Section 4.24 of the EP&A Act, any subsequent Stage 2 development 
determination cannot be inconsistent with the Stage 1 consent.

51. The proposed development has a maximum height of 107.7m (RL 115.6), with ground 
and first floor retail tenancies and commercial uses from Level 1 and above. Existing 
vehicular access off Dalley Street is to be deleted with loading access now proposed 
off Underwood Street at the rear of the site from a shared driveway with 200 George 
Street, which is the preferred arrangement. Three levels of basement are proposed.   

52. All building setbacks at the ground floor, podium and tower comply with Stage 1 
envelope. To the west, the ground floor retail tenancies are setback 4m from the 
boundary to align with 200 George Street. The podium extends to the site’s boundary 
with an 8m upper level setback for the tower and complies.

53. To the north, the tower is setback 3m from the site boundary and achieves the 
required 6m building separation with the adjoining development at 200 George Street. 
It is noted that the Stage 1 approved drawings indicate a 7m setback in this location, 
which the applicant has confirmed was a drawing error. Notwithstanding, the 6m 
separation complies with the DCP requirement and is acceptable. The Stage 1 
approval does not need to be modified as the error relates to the location of the 
neighbouring 200 George Street development and not the subject building.  

54. To the southeast, the Stage 1 consent approved a zero setback to 4 Dalley Street 
(former telephone exchange), which is included within the developed site at 200 
George Street and is unlikely to be developed further. Behind this facade of the 
development is the core servicing the tower, most of which is proposed to be clad in 
GRC panels articulated with a horizontal expression to align with the recessed profile 
of the main tower floors. GRC louvres and double glazed curtain wall panels are also 
used on this elevation. The facade treatments allow light into the meetings room 
behind and the corridors, which will create visual interest against the blank facade of 4 
Dalley Street when viewed from surrounding buildings. These proposed windows and 
openings are less than 3 metres from the site boundary and the applicant has 
confirmed external drenchers will be provided in accordance with the BCA. The 
applicant has acknowledged that in the unlikely event that 4 Dalley Street is developed 
in the future, the south eastern elevation may require treatment in the future as a party 
wall. 

55. To the south, the Stage 1 approved a zero setback to Dalley Street to podium height, 
with a 6m tower setback to the centre of Dalley Street. The proposal is consistent with 
this. 
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Figure 39: Proposed built form in purple with the approved Stage 1 envelope hatched pink.  

56. The Stage 1 DA included a number of conditions of consent. An assessment of 
compliance with these conditions, which specifically required details to be addressed 
as part of the Stage 2 application are provided below:

No. Condition Assessment

4 Design Excellence and Competitive 
Design Process

Complies. The proposal has 
been subject to a Competitive 
Design Process, which was 
carried out prior to lodgement of 
the Stage 2 DA, and in 
accordance with the City of 
Sydney Competitive Design 
Policy and the Design Excellence 
Strategy, which was endorsed by 
the City.

57



Central Sydney Planning Committee 21 June 2018

No. Condition Assessment

5 Ecologically Sustainable Development 
(ESD)

Complies. The building is 
capable of achieving the 
minimum ESD targets and 
sustainability initiatives as set out 
in the ESD report titled 
Ecologically Sustainable 
Development Report (Stage 2 
Development Application) 
prepared by Aecom and dated 30 
November 2017.

6 Stage 2 Design to be Contained Within 
Approved Envelope

Complies. As discussed above, 
the proposal is consistent with 
the Stage 1 approved envelope.  

8 Sun Access Modelling Complies. Shadow analysis 
indicates that The proposal will 
not create additional 
overshadowing to Australia 
Square between 12pm and 2pm 
between 14 April and 31 August. 

10 Floor Space Ratio - Central Sydney Complies. Precise details of the 
distribution of floor space has 
been provided with the 
application. 

11 Flood Levels Complies. A Stormwater 
Management Report 
accompanied by stormwater and 
civil drawings have been 
reviewed by the City's Public 
Domain Unit. The proposed 
development will not result in 
adverse flooding impacts.

12 Floor to Ceiling Levels Partially Complies. The drawings 
indicate that the floor to ceiling 
heights in the building comply 
with the relevant controls of 
Sydney DCP for retail and 
commercial uses at ground floor 
and above. The floor to floor 
height of the first basement floor 
(lower ground) is 4.3m which is 
generally consistent with the 
minimum 4.5m floor to floor 
height. 
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No. Condition Assessment

13 Public Art Complies. A Public Art Strategy 
has been submitted with the 
application that nominates three 
potential locations for public art. 
A limited competition is to be 
held to select an artist to 
continue design development.

14 Signage Strategy Complies. A signage Strategy 
including hamper signs and 
projecting wall signs have been 
submitted for the retail tenancies 
on George Street. Two Top of 
Building signs are also proposed, 
which are recommended to form 
part of the overall Signage 
Strategy for the site. 

15 Heritage Conservation Works Complies. A Heritage Impact 
Statement and an Archaeological 
Assessment report have been 
submitted as part of the Stage 2 
Development Application. The 
proposal will not create any 
adverse heritage impacts. 

16 Wind Partially complies. A Wind 
Assessment Report that includes 
wind tunnel testing of the publicly 
accessible spaces around the 
site at ground level has been 
submitted with the application. 
The recommendations of the 
report have been incorporated 
into the final detailed design. 

It is noted that wind impacts of 
the external terraces on level 12 
and 25 have not been addressed 
within the report. It is 
recommended that this 
requirement is addressed as a 
condition of consent in 
association with landscaping of 
those areas.  
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No. Condition Assessment

17 Construction Noise Management Plan Complies. A Construction Noise 
Management Plan has been 
submitted with the application in 
accordance with the 
requirements of the Stage 1 
condition. A condition of consent 
requires compliance with the 
plan.

18 Construction Traffic Management Plan Complies. A Construction Traffic 
and Pedestrian Management 
Plan has been submitted with the 
application. A condition has been 
imposed requiring a new plan to 
be prepared in consultation with 
the CBD Coordination Office 
within TfNSW, Sydney Light Rail 
team within TfNSW and Council.  

19 Transport Impact Study Complies. A Traffic Impact 
Assessment has been submitted 
with the application in 
accordance with the 
requirements of the Stage 1 
condition. The proposal will 
generate less traffic movements 
than generated by the existing 
buildings due to the reduction in 
car parking spaces from 158 to 
36 in total (including servicing) 
and deletion of Dalley Street 
egress.

20 Waste Collection Complies. A Waste Management 
Plan has been submitted with the 
application in accordance with 
the requirements of the Stage 1 
condition. A condition has been 
imposed requiring compliance 
with the plan.
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No. Condition Assessment

21 Ausgrid Complies. The applicant has 
confirmed that consultation has 
occurred with Ausgrid to 
establish the technical and 
statutory requirements in regards 
to the safe and reliable operation 
and maintenance of Ausgrid’s 
assets. Conditions of consent 
imposed ensure that this 
consultation continues through 
the construction phases of the 
development.  

22 Land Contamination Complies. A Phase 2 
Contamination Assessment 
Report has been submitted, 
which addresses the 
requirements of State 
Environmental Planning Policy 
55 – Remediation of Land (SEPP 
55). Upon request, the applicant 
completed further contamination 
testing, the results of which have 
been reviewed by the City’s 
Health Unit who are now satisfied 
that subject to conditions, the site 
can be made suitable for the 
proposed use. 

23 Access and Facilities for Persons with 
Disabilities

Complies. An Access Report has 
been submitted with the 
application. The building has 
been designed and is capable of 
being constructed to provide 
access and facilities for people 
with a disability in accordance 
with the BCA.

26 Service Vehicle Access Complies. A Waste Management 
Plan and Traffic Impact 
Assessment have been 
submitted with the application. All 
servicing of the site is via a 
shared driveway with 200 
George Street at the rear of the 
site off Underwood Street, which 
is the preferred arrangement.

61



Central Sydney Planning Committee 21 June 2018

No. Condition Assessment

27 Swept Paths Complies. The Traffic Impact 
Assessment includes swept path 
analysis that indicates vehicles of 
up to 8m can be accommodated 
within the site.

30 Bicycle Parking and End of Trip Facilities Partially complies. The drawn 
information submitted with the 
application includes bicycle 
parking provision and end of trip 
facilities on the Lower Ground 
Floor level. The facilities largely 
comply with the relevant 
standards and DCP with the 
exception of on-grade visitor 
bicycle parking, which has been 
discussed in the Issues section 
of the report.  

31 Car Share Spaces Complies. The basement Level 1 
floor plan includes the provision 
of 1 car parking space for the 
exclusive use of car share 
vehicles. 

32 Loading Dock Management Plan A 'draft' Loading Dock 
Management Plan has been 
incorporated within the Traffic 
Impact Assessment which 
identifies how the loading area 
will be managed and used by all 
building tenants and visitors. A 
condition of consent has been 
imposed requiring a detailed 
Loading Dock Management Plan.

33 Construction Pedestrian and Traffic 
Management Plan - (TfNSW)

Complies. The applicant has 
confirmed that the Construction 
Traffic and Pedestrian 
Management Plan has been 
prepared in consultation with 
TfNSW, the CBD Coordination 
Office, Sydney Light Rail team 
and Council. 
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No. Condition Assessment

34 Consultation with Sydney Metro - (TfNSW) Complies. The applicant has 
confirmed that consultation has 
been undertaken with TfNSW, in 
accordance with the requirement 
of the condition. Conditions of 
consent have been imposed that 
require consultation with the 
relevant transport authorities to 
continue through the construction 
phase of the development.

35 Lot Consolidation Complies. The proposal includes 
consolidation of lots into a single 
allotment. 

36 Rights of Access to Loading Dock Complies. The development 
application includes documentary 
evidence showing the existence 
of any rights over the land 
adjoining to the north (200 
George Street) allowing access 
to the subject site, the extent of 
such rights and the physical 
nature of such rights.

37 Stormwater and Drainage - Major 
Development

Complies. Concept details of the 
proposed stormwater disposal 
and drainage from the 
development has been prepared 
including details of the provision 
and maintenance of overland 
flow paths.

Footpath awning
57. The site is identified on the awnings and colonnades map of the DCP. An awning over 

the footpath is to be provided along the full extent of the George Street frontage of the 
building. The DCP requires that new awnings are to be compatible with the scale of 
host and adjacent buildings, and ensure continuity in appearance with adjacent 
awnings and to relate to any distinctive features of the building.

58. The main numerical DCP requirements with respect to an awnings are as follows:

(a) the maximum height permitted for the awning is between 3.2m and 4.2m above 
the footpath; 

(b) the maximum width is to be between 2m and 3.6m, with the final width being 
determined by weather protection and to match adjoining awnings; 
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(c) minimum setbacks are 1m from the face of the kerb to accommodate smart 
poles, utility poles and the like, and 1.5m to accommodate street trees; 

(d) the depth of the fascia is not to exceed 700mm with the preferred depth less than 
350mm; and

(e) maximum slope of 5 degrees, with the roof sloping towards the building to avoid 
gutters and downpipes at the street edge.

59. In addition, fully glazed awnings are generally not acceptable and awnings on corner 
buildings are to wrap around the corner.

60. A bronze coloured steel and glass canopy awning is proposed to extend the full width 
of the George Street elevation (43m), above the retail and commercial lobby entrances 
to the building. Bronze coloured steel arms project out from the columns at 9m 
intervals. Steel support rods attached to the soffit panels at Level 2 support the smaller 
steel elements and glazed canopy hanging below. A canopy gutter is located along the 
eastern edge of the glazed portion of the awning not visible from the street edge. 

61. The whole canopy is set out from the retail facades so as to allow the double height 
masonry arches to be read and provide a clear view into the retail spaces behind 
whilst providing sufficient cover for pedestrians on the footpath.   

Figure 40: Proposed plan of awning 

Approx. 
2.6m to 
kerb
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Figure 41: Proposed section of awning. The blue hatch line is the outline of the awning at 200 
George Street to the north (noting increase in slope to the north). The red hatch marks the site 
boundary.  

62. At the northern end of the site, the awning is approximately 5.1m above pavement 
level and matches the height of the adjacent awning at 200 George Street, reducing to 
4.1m at the south, following the slope of the site and adjacent footpath.

63. The full width of the awning structure from the facade of the retail tenancies is 
approximately 7m, with the glazed portion being approximately 6m wide. The structure 
extends 3.25m beyond the site boundary towards George Street. The edge of the 
canopy is approximately 2.6m from the edge of the kerb. The depth of the fascia 
ranges from 720mm at it widest near the building facade to 200mm at the street edge.

Canopy 
gutter

Steel support 
rods

Retail glazed 
entries

George 
Street
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64. The dimensions of the proposed awning are generally in accordance with the 
requirements of the DCP, with minor non-compliances with respect to height and 
depth. The proposed awning has been designed so that it is compatible with the scale 
of the new building and ensures continuity in appearance with the adjacent awning at 
200 George Street and provides continuous weather protection for pedestrians along 
that frontage. Due consideration has been given to the location of the George Street 
light rail project and the impact of the awning on any associated public domain works 
such as street trees, smart poles, etc, that are to be located on the footway opposite 
the building.

65. The proposed awning does not wrap around the corner on Dalley Street to the south of 
the site. This is considered acceptable as the character of Dalley Street is notably 
different to that of George Street being much narrower, is classed as a laneway in the 
DCP and does not have any direct entries to the site from that side that warrant an 
awning for pedestrian amenity. 

66. Appropriate conditions of consent are recommended to ensure continued maintenance 
of the glazed awning and ensure its appearance is maintained in a manner 
commensurate to its prominent location on George Street. 

Transport
67. The DCP requires a total of 58 visitor bicycle parking spaces to be provided in an 

accessible on-grade location adjacent to a major public entrance. 

68. Numerically, the proposal exceeds the overall bicycle parking provision by providing 
200 bicycle spaces however, they are located on the Lower Ground Floor Level, not 
directly accessible from the main building entrance on George Street. The spaces are 
accessed via Underwood Street to the north east of the site at Lower Ground Floor 
Level, or via a shuttle lift at the south eastern corner of the commercial lobby on the 
ground floor.  

69. Following consultation with Council's Transport Unit, the applicant was requested to 
investigate opportunities for visitor bicycle parking to be provided at ground floor level. 
The applicant confirmed that clearances required around the existing Fire Hydrant 
Booster that is to be retained along Dalley Street means this location is problematic, as 
well as noting the narrowness of Dalley Street and the potential to obstruct pedestrians 
on the footway by adding bicycle hoops or racks along this frontage. The applicant 
identified the north eastern corner of the site as being a potential opportunity however, 
this offers little improvement on the currently proposed situation, which already 
proposes access to the End of Trip facilities via Underwood Street at the north east of 
the site.  

70. It is understood from recent public domain plans available for the George Street light 
rail project that 5 street trees will be planted (to replace 5 pre-existing trees) towards 
the edge of the kerb along with three smart poles at intervals to the trees along the 
footway. Staff consider that there is scope for the applicant to attach a visitor bike hoop 
to each of those smart poles when the infrastructure is delivered by the light rail 
project. While three visitor bike spaces in the public domain is a small offering, it 
presents opportunities for visitor bike parking without creating clutter on the footway. 
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71. It is recommended that the three additional visitor bike hoops in the public domain will 
be delivered through submission of a public domain plan for the site. In addition, a 
condition is imposed requiring submission of a bicycle facilities way finding plan 
including signage to ensure visitors and tenants of the building are made fully aware of 
the location of bicycle parking provision associated with the development.   

72. Nine (9) service vehicle spaces are required to be provided by the DCP however only 
3 are proposed to be located within the loading dock area on the Lower Ground Floor. 
The loading dock has a 3.8m height clearance, which is sufficient to accommodate a 
6.4m long private waste contractor's vehicle, with access also available for 
delivery/service vehicles up to 8m long. Provision is also made for 2 other service 
vehicles in the loading dock being SRV and courier size. 

73. Council's Transport Unit have reviewed the proposal and consider the non-compliance 
acceptable in this instance, subject to submission of a loading dock management plan. 
The plan will outline the operational procedures surrounding use of the loading dock 
and a programme for access of regular services such as refuse, retail delivers etc. and 
intermittent services such as maintenance, repairs etc. to be overseen by the Building 
Manager, which will ensure the efficient use of the allocated spaces. An intercom will 
be installed at the egress to the loading dock with appropriate signage with instructions 
for servicing and deliveries.  

74. Conditions of consent relating to transport management have been imposed 
accordingly. 
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Easements 
75. There are several existing easements that benefit and burden the site:

(B) Right of way

(C) Easement for carriageway, light and air

(F) Right of access variable width (G) Easement for light and air

(AJ) Easement for overhang wall

Figure 42: Survey with easements burdening and benefitting lots on the site. Subject site boundaries 
hatched in red. 

76. The red circle above highlights the location where the proposed development 
encroaches into the right of way easement benefiting 200 George Street, which is 
outside 'Area Z', which would otherwise 'release' the easement above RL 10.71. The 
proposed Level 1 floor plan below shows 0.7sq.m circled, which is the area of the new 
building on each floor up to Level 24 that will encroach into the right of way.

(B), (C) and (Z)

(B) and (C)
(F)

(F) and (G)

(AJ)

(F)

Released above RL 10.71 (AHD) 
in Area Z. Benefits 200, burdens 
210 George Street. 

(B) only
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Figure 43: Proposed floor plan showing the location of the encroachment affecting Levels 1 - 24 in 
the new building.  

77. In accordance with Clause 1.9A of Sydney LEP, because the subject site is located in 
Central Sydney, matters relating to any agreement, easement, covenant or other 
similar instrument that restricts the carrying out of development must be addressed to 
enable the subject development to be carried out.

78. The applicant has confirmed that negotiations are progressing with the owner of 200 
George Street to enable variations to be made to the various easements including 
addressing the above physical encroachment. It is understood that ‘Heads of 
Agreement’ have been executed between the applicant and the adjacent land owner.

79. Staff acknowledge that until such a time as the matter has been formally finalised, the 
applicant bares any risk involved in having to amend the development to avoid the 
encroachment should the anticipated outcome with the adjoining property owner not 
come to fruition. This approach is consistent with a recent ruling in the matter of 
Botany Bay City Council v Minister for Planning and Infrastructure and Ors [2015] 
NSWLEC 12 (10 February 2015) where it was argued if a project was capable of being 
carried out despite interference with easements.

Construction stages 
80. The applicant is proposing to stage construction works into the following five stages:

200 
George 
Street
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81. The applicant has stated that the reason for staging the construction is so that the 
construction milestones can be achieved whilst minimising the cumulative impacts of 
the development occurring within the locality.

82. The applicant's justification is supported. It is acceptable that for a development of this 
size, construction stages are established so that certain works can continue on site 
without being held up by administrative requirements of the consent.  

83. Recommended conditions of consent that require matters to be addressed prior to a 
construction certificate being issued have been worded so that it is made clear at 
which particular stage of construction specific requirements are to be addressed.  

84. It is noted that the subject application does not include the retail or commercial fit-out 
for the building and therefore 'fit out' will be deleted from the proposed 'Stage 5' of the 
construction works above. Further, Council's Public Art Unit have advised that 
submission of a detailed public art strategy will be required prior to a Stage 4  
Construction Certificate with installation required prior to Occupation Certificate, 
following approval of the strategy. The table will be amended accordingly in the 
conditions of consent. 

Tenant subdivision
85. The applicant has confirmed that the location of stairs on the upper levels of the 

double height spaces that are shown on the drawings are indicative only. The layout of 
each floor and number of floors allocated to each tenancy is currently unknown. 
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86. To allow vertical connectivity within these double height spaces for increased flexibility, 
the applicant has requested that Council consider wording the standard condition 
relating to maximum GFA permitted by the development to include void spaces and 
internal vertical stairs to allow floor space to be transferred vertically between floors 
with adequate fire safety solutions for each internal connected space, to the 
satisfaction of the Principal Certifier.  

87. It is not considered appropriate to approve new voids or vertical stairs within the 
building via the maximum GFA condition of consent as requested. The creation of 
those spaces will be subject to a separate approval, presumably included under the fit-
out for each floor(s). Any subsequent approval granted on that basis that results in the 
approved GFA under this consent being exceeded would require a modification.  

Landscaping
88. Landscaping is proposed within two small recessed areas of the tripartite form at 

ground level along Dalley Street, and along the perimeter of the Level 12 podium roof 
terrace including freestanding bespoke furniture. Outdoor paving is proposed on Level 
25 at the north eastern corner of the building. 

89. Following a request for additional information, the applicant provided further details 
relating to planting species and maintenance procedures, drainage, and the location 
and height of balustrades and planters to ensure climbing hazards are avoided in 
accordance with the requirements of the Building Code of Australia.

90. Notwithstanding the additional information submitted, the following issues remain with 
respect to the proposed landscaping:

(a) insufficient soil depth of planters; 

(b) some proposed species will either grow too tall for the location, are considered a 
weed in NSW, or will be permanently in shadow and impact on the longevity of 
the scheme;

(c) the design and layout of the terrace is unresolved. It is not clear how the furniture 
will be fixed, if the balustrades are fixed to the top of the planters or the 
pavement, and if the terrace will include feature planting walls or the like?

(d) details as to the type, rates of water etc. for the automatic irrigation system 
proposed; and

(e) wind impacts on the upper terraces requires further investigation with respect to 
outdoor seating.  

91. A condition of consent is recommended to require the above items to be addressed as 
part of a detailed package of landscaping information to be submitted for Council 
approval. 
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Building maintenance
92. The applicant has indicated that given the scale of the tower, the proposed method of 

undertaking building maintenance on the facades is using a rope access facade 
maintenance system. An Access Strategy Report has been submitted that outlines 
how rope access can be utilised on the building for window cleaning, and in the 
unlikely event of more significant glass repairs. The Strategy demonstrates how a roof 
trolley system and rolling gantry system on the roof of the building could be used, with 
a davit arm or rolling roof jockey on the podium also used in support of the rope 
access approach.  

93. The drawings submitted with the application do not show how those systems will be 
fixed to the roof or elsewhere on the building. Their impact on the overall height of the 
building and whether they will be screened from view of surrounding development has 
not been assessed. 

94. A condition of consent is recommended that requires submission of detailed drawings 
and supporting information that show the location, size and design of the systems to 
be used for building maintenance and the visual impacts of any associated structures 
on the subject building and views to and from surrounding development.    

Access
95. Access for disabled persons can be provided to the premises.

Other Impacts of the Development
96. The proposed development is capable of complying with the BCA. It is Class 5 (retail), 

6 (offices), 7a (car park) and 10a (awning).

97. It is considered that the proposal will have no significant detrimental effect relating to 
environmental, social or economic impacts on the locality, subject to appropriate 
conditions being imposed.

Suitability of the site for the Development 
98. The proposal is of a nature in keeping with the overall function of the site. The 

premises are in a commercial surrounding and amongst similar uses to that proposed.

Internal Referrals

99. The conditions of other sections of Council have been included in the proposed 
conditions.

100. The application was discussed with the Heritage and Urban Design Specialists; 
Building Services Unit; Environmental Health; Public Domain; Safe City; Surveyors; 
Access and Transport Unit; Social Planning; Landscaping; Sustainability Unit; who 
advised that the proposal is acceptable subject to conditions.

101. Specific issues raised by the Health Unit, the Landscape Officer, and the Access and 
Transport Unit have been discussed earlier in the report.  
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Design Advisory Panel
102. The proposal was presented to the City's Design Advisory Panel (DAP) on 15 

February 2018. The proposal was supported. Key issues raised by the DAP, and the 
manner in which they have been addressed, are summarised below.

(a) Recommendation - Where possible, the ground floor should incorporate natural 
sandstone cladding. For example, sandstone cladding could potentially be used 
internally on the lift core.

(i) Response - The applicant has submitted revised plans that show 
sandstone cladding internally to the core and lobby back walls of the 
commercial lobby ground floor and Level 1. The materials and finishes 
schedule was also updated to more clearly correspond to the drawn 
information. In addition, a condition of consent is recommended to require 
investigation into the removal of all sandstone material in a useable form 
from the site for reuse in the development or stored in an appropriate 
location for later use.     

(b) Recommendation - The sandstone colour proposed for the GRC panels/ fins 
should be integral to the material and derived from natural sand, rather than a 
synthetic source or replicated via application.

(i) Response - The applicant has confirmed that the proposed sandstone 
colour for the GRC blades on the podium will be integral to the material 
and not an applied or painted finish. There is no intention or desire to use a 
lookalike product. The material will be derived from natural sand. For the 
avoidance of doubt, a condition of consent has been applied to that effect.

(c) Recommendation - A query is raised that the glass facade on the western 
elevation offers minimal thermal protection, resulting in reliance on tenant 
controls to regulate building temperatures, rather than provide protection to 
glazing. There appears to be a significant reduction in environmental building 
standards when compared to neighbouring buildings.

(i) Response - In a meeting with staff, the applicant and Aecom 
representatives explained that thermal comfort for occupants has been a 
major design consideration to be achieved along with a number of other 
performance attributes including reasonable air-conditioning loads, energy 
consumption, day light, glare and project costs. Occupant thermal comfort 
has been modelled to achieve the highest level demanded by the Green 
Star criteria requiring 90% occupant satisfaction for 98% of occupied hours 
for 95% of occupied area. Analysis indicates that the criterion is achieved 
independently within the south west zones of the tower levels being the 
main area of concern and does not rely on the overall building performance 
to meet required targets. Consequently, additional shading solutions are 
not required to the south west facade.

73



Central Sydney Planning Committee 21 June 2018

(ii) In addition the applicant notes the following:

a. The energy consumption of the proposed development has been 
modelled to exceed the NABERS 5 Star target;

b. The south western facade is impacted for approximately 3 months of 
the year from approximately 3pm to 6pm. Any additional architectural 
treatment to the proposed facade design is likely to compromise the 
architectural design and daylight performance of the building for the 
whole year, without any necessary benefits;

c. There are double height spaces on the south western facade as 
there are voids to slab every second level. It is expected that this 
area will be used as a circulation zone to the upper level, minimizing 
the occupancy of this area of the tower; and

d. The proposal exceeds both environmental and occupant amenity 
standards and does not rely on tenant controls to maintain internal 
temperatures.

Figure 44: Excerpt from the City's shadow analysis. South western portion of the building exposed to 
summer sun from 3pm. 

External Referrals

Notification, Advertising and Delegation (No Submissions Received)
103. In accordance with Schedule 1 of the Sydney DCP 2012, the proposed development is 

required to be notified and advertised. As such the application was notified and 
advertised for a period of 28 days between 2 January 2018 and 31 January 2018. No 
submissions were received.

SITE
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Public Interest

104. It is considered that the proposal will have no detrimental effect on the public interest, 
subject to appropriate conditions being proposed.

S61 Contribution

105. The cost of the development is in excess of $200,000 and is therefore subject to a 
development levy pursuant to the Central Sydney (Section 61) Contributions Plan 
2013. An appropriate condition has been included in the recommendation of this 
report.

Relevant Legislation

106. The Environmental Planning and Assessment Act 1979, and City of Sydney Act 1988.

Conclusion

107. The proposed development is for demolition of existing structures and excavation of 
the existing basement at 210 George Street for construction of a 28 storey commercial 
office tower with ground and first floor retail tenancies. The proposal also includes 
three basement levels with access via Underwood Street, signage and consolidation of 
lots.

108. The proposal has been amended and additional information submitted to address 
concerns raised by Council staff and the Design Advisory Panel relating to increased 
use of Sydney sandstone at ground level, thermal protection to the western facade, 
encroachments into easements, land contamination, landscaping, signage and 
requirements of Sydney Metro.  

109. The proposed development complies with the Stage 1 'concept' approval and is 
considered to be appropriate within its setting and is generally compliant with the 
relevant planning controls within the Sydney LEP 2012 and Sydney DCP 2012. 

110. Subject to the recommendations within this report, the proposal demonstrates a design 
that responds to the constraints of the site and contributes to the existing and desired 
future character of the site.

GRAHAM JAHN, AM

Director City Planning, Development and Transport

Maria O'Donnell, Specialist Planner
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