
Attachment A3 

Urban Design Study and Concept 
Reference Scheme - 3XN - Part 2 

207



18 PICCADILLY / STOCKLAND REDEVELOPMENTURBAN STUDY REPORT | PLANNING PROPOSAL

A.1 - SITE AND SURROUNDING CONTEXT

CHAPTER A.1.2

PLANNING CONTROLS (DCP 2012/ DRAFT CSPS DCP 2012 AMENDMENT)208



S
am

ue
l 

S
tre

et

W
ad

e 
Pl

ac
e

Foley 

Street

E
ag

ar 
S

tr e
et

Th
om

as 
St

re
et

C
ra

w
fo

rd 
P

la
ce

B
ris

ba
ne 

St
re

et

Wilmot Street

D
arling 

Drive

C
om

m
on

w
ea

lt h 
S

t re
e t

P
al

m
er 

S
tre

et

St 
M

arys 
Road

Ha

ig 
Avenue

Bo
ur

ke 

St
re

et

Q
uay 

Street

Goulburn 
Street

Ann 
Street

Hay 
Street

S
ho

rt 
P

la
ce

Campbell 

Street

K
ent 

S
treet

S
ussex 

S
treet

R
ile

y 

S
tre

et

Blackburn Street

Barlow 

Street

Eddy 
Avenue

Rawson 
Place

Central Street

Ultim
o 

Road

Little Albion Street

Thomson Pl

Suttor Street

Kennedy Street

Broughton Street

C
larence 

S
treet

S
he

rb
ro

ok
e 

S
tre

etPe
lic

an 
St

re
et

Druitt   Place

Albion 
Place

Goodchap Street

Stanley 

Street

B
os

sl
ey 

Te
rr

ac
e

R
ile

y 
S

tre
et

C
as

tle
re

ag
h 

S
t re

et

Short Street

Waine 
Street

Foster 

St
re

et

E
ga

n 
P

la
ce

S
an

ds 
S

tre
et

Valentine Street

St Peters Street

S
m

ith 
S

tre
et

Poplar 
Street

Mary 

Ann 

Street

Cathedral 

Street

Burton 

Street

Taylor Street

Mackey Street

D
ixon 

S
treet

Pa
rk

er 
St

re
et

Yu
ro

ng 
Pa

rk
w

ay

Sims 

S
treet

C
ouncil 

Pl

Systrum 
Street

James Street

Little Hay Street

W
he

at 
R

oa
d 

(P
riv

at
e)

Factory Street

D
ay 

S
treet

Goulburn 

Street

H
ar

gr
av

e 
S

tre
et

Seale Street

Fo
rb

es 

S
tre

et

Arnold 

Place

Albion 

Way

Sturt Street

La
ng

le
y 

S
tre

et

Haig 
La

ne

Bloomfield Street

Yu
ro

ng 
St

re
et

D
en

ha
m 

S
tre

et

Prince Albert 
Roa

d

Th
om

so
n 

S
tre

et

A
lb

e r
ta 

S
tre

et

Sir 
Jo

hn 
Yo

un
g 

Cre
sc

en
t

C
lare 

S
treet

N
ith

sd
al

e 
S

t re
et

C
hisholm 

S
treet

Francis 

Street

Chapel 

Street

S
tre

am 
Stre

et

Robinson Street

Turner Lane

Cunn ingham Street

Norman Street

Griffiths St

Li
ttl

e 
R

ile
y 

St

Reservoir 
Street

Mullins Street

Pr
ov

id
en

ce
 P

l

Mccarthy Pl

B
oom

erang P
l

St Kilda Lane

Lower Campbell St

Little Smith Street

Pier 
Street

E
liz

ab
et

h 

S
tre

et

C
ro

w
n 

S
tre

et

C
ol

le
ge 

S
tre

et

Wen
tw

ort
h 

Ave
nu

e

H
ar

bo
ur 

S
tre

et

B
ou

rk
e 

S
tre

et

Albion Street

Hunt 

Street

Prince 
Albert 

Road

Liverpool 

Street

Goulburn 

Street

Pi
tt 

S
tre

et

Market 
Street

Albion 

Street

Charlotte Lane

Hargrave Lane

A
rn

ol
d 

La
ne

C
ol

le
ge 

La
ne

Stanley Lane

Taggarts 
Lane

Patterson Ln

Berwick Lane

Barnett Lane

Liverpool 

Lane

Kings 

Lane

Sutton Ln

D
ixon 

S
treet

Dungate Lane

St
ab

le
s 

La
ne Printers Lane

Kells 
Lane

O'briens Lane

Bloomfield Lane

Shorter Lane

Linden Lane

R
es

er
vo

ir 
La

ne

Lyons Lane

D
ou

gl
as

s 
La

ne

Francis 

Lane

Nithsdale Lane

Goulburn Lane

Bijo
u 

La
ne

K
im

ber Lane

Pa
lm

er 
La

ne

W
oo

ds 
La

ne

Druitt 
Lane

W
is

do
m 

La
ne

Thomas Lane

Foy L
ane

B
ea

uc
h a

m
p 

L a
n e

B
a t

m
an 

La
ne

Fa
uc

et
t 

La
ne

Pa
rk

er 
La

ne

R
os

el
la 

La
ne

O
m

nibus 
Lane

W
em

ys
s 

La
ne

Fo
s t

er 
Ln

Rawson Lane

C
ro

w
n 

La
ne

M
ai de n Ln

H
an

ds 
L a

ne

W
right Lane

Jam
es 

Lane

Church Ln

Eagar Lane

D
en

ha
m

 L
n

Se
al

e 
La

ne

C
ro

w
n 

St
re

et

Druitt Street

Campbell 

Street

C
ro

w
n 

St
re

et

Oxford 

Street

Bathurst 

Street

Harris 

Street

Cross 
City 

Tunnel

B
ou

rk
e 

St
re

et

Pa
lm

er 
St

re
et

W
es

te
rn 

D
is

tri
bu

to
r

Park 

Street

G
eo

rg
e 

St
re

et

E
astern 

D
istributor

William Street

C
IT

Y 
C

IR
C

LE 
R

AI
LW

AY

C
ITY

C
IRCLE

RAILW
AY

C
IT

Y 
C

IR
C

LE 
R

AI
LW

AY

METRO MONORAIL

Thomas 

Street

D
arling 

D
rive

Cross City Tunnel

Western Distributor

Cross City Tunnel

SYDNEY LIGHT RAIL

S
ussex 

S
treet

M
arket 

 
 

 
R

ow

Pitt 
Stre

et

Eddy 
Avenue

Campbell 

Street

R
ile

y 

S
tre

et

Li
ttl

e 
R

ile
y 

St
re

et

Ann Street

M
ar

y 
S

tre
et

M
ar

y 
St

re
et

Little 

Oxford 

Street

R
yd

er
 

St
re

et
D

en
ha

m
 

S
tre

et

Li
ttl

e 
Bo

ur
ke

 
S

tre
et

Li
ttl

e 
Bl

oo
m

fie
ld

 
St

re
et

Liverpool 

Street

Bu
rn

el
l 

Pl
ac

e

Li
ttl

e 
Bu

rto
n 

St
re

et

Bo
ur

ke 

S
tre

et

W
is

do
m 

Ln

Yurong Lane

Bu
sb

y 
La

ne
  

Badham 
Street

Junction 
Lane

Junction St

Cathedral 
Street

P
al

m
er 

S
tre

et

Market    St 

K
ent 

S
treet

C
larence 

S
treet

York 
S

treet

Da
y 

St
re

et

Douglass Lane

Clarke Street

N
ith

sd
al

e 

Lane

C
hisholm 

S
treet

M
aiden Ln

Flinders Street

R
es

er
vo

i r 
La

ne

Sutton Ln

Cross 
City 

Tunnel

Legend
Active frontages

Proposed lane

Proposed streets

Land excluded from this DCP

011

007 014 021

008 015 022

002 009 016 023

003 010 017

018

012 019

006
No

Information

013
No

Information

020
No

Information

001
No

Information

024
No

Information

004
No

Information

005
No

Information

Active frontages map
Sheet

Copyright ©2012 City of Sydney Council, All Rights Reserved
Copyright ©2012 Land and Property Information, All Rights
Reserved. This map has been compiled from various sources
and the publisher and/or contributors accept no responsibility
for any injury, loss or damage arising from the use, error or 
omissions therein. While all care is taken to ensure a high 
degree of accuracy, users are invited to notify Council’s GIS 
Group of any map discrepancies.  No part of this map may be
reproduced without written permission.

Projection: MGA Zone 56
Datum: GDA94
Paper Size: A3
Prepared By: City Plan Devt.
Printing Date: October 11, 2012
File: SDCP2012_ActiveFrontages.mxd

Sydney
Development
Control Plan 2012

Ü 0 200 m

Scale: 1: 5,000 at A3

015

SITE

SYDNEY
HARBOUR

BRIDGE

SYDNEY
COVE

FARM
COVE

HYDE
PARK

HYDE
PARK

SYDNEY
OPERA
HOUSE

WOOLLOOMOOLOO

CIRCULAR QUAY

PYRMONT

CENTRAL
STATION

N N

S
am

ue
l 

S
tre

et

W
ad

e 
Pl

ac
e

Foley 

Street

Ea
ga

r 
S

tre
et

Th
om

as 
S

tre
et

C
ra

w
fo

rd 
Pl

ac
e

B
ris

ba
ne 

St
re

et

Wilmot Street

D
arling 

Drive

C
om

m
on

w
ea

l th 
S

tr e
et

P
al

m
er 

S
tre

et

St 
M

arys 
Road

Ha

ig 
Avenue

B
ou

rk
e 

S
tre

et

Q
uay 

Street

Goulburn 
Street

Ann 
Street

Hay 
Street

Sh
or

t 
Pl

ac
e

Campbell 

Street

K
ent 

S
treet

S
ussex 

S
treet

R
ile

y 

S
tre

et

Blackburn Street

Barlow 

Street

Eddy 
Avenue

Rawson 
Place

Central Street

Ultim
o 

Road

Little Albion Street

Thomson Pl

Suttor Street

Kennedy Street

Broughton Street

C
larence 

S
treet

S
he

rb
ro

ok
e 

S
tre

etPe
lic

an 
St

re
et

Druitt   Place

Albion 
Place

Goodchap Street

Stanley 

Street

Bo
ss

le
y 

Te
rra

ce

R
ile

y 
S

tre
et

C
a s

tle
re

a g
h 

S
tre

et

Short Street

Waine 
Street

Foster 

St
re

et

Eg
an 

Pl
ac

e

S
an

ds 
S

tre
et

Valentine Street

St Peters Street

S
m

ith 
S

t re
et

Poplar 
Street

Mary 

Ann 

Street

Cathedral 

Street

Burton 

Street

Taylor Street

Mackey Street

D
ixon 

S
treet

Pa
rk

er 
St

re
et

Yu
ro

ng 
Pa

rk
w

ay

Sims 

S
treet

C
ouncil 

P l

James Street

Little Hay Street

W
he

at 
R

oa
d 

(P
riv

at
e)

Factory Street
D

ay 
S

treet

Goulburn 

Street

H
ar

gr
av

e 
S

tre
et

Seale Street

Fo
rb

es 

St
re

et

Arnold 

Place

Sturt Street

La
ng

le
y 

S
tre

et

Haig 
La

ne

Bloomfield Street

Yu
ro

ng 
S

tre
et

D
en

ha
m 

S
tre

et

Prince Albert 
Roa

d

Th
om

so
n 

S
tre

et

A
lb

er
t a 

S
t re

e t

Sir 
Jo

hn 
Yo

un
g 

Cre
sc

en
t

C
lare 

S
treet

N
ith

sd
al

e 
S

t r e
et

C
hisholm 

Street

Francis 

Street

Chapel 

Street

S
tre

am 
Stre

et

Robinson Street

Turner Lane

Cunn ingham Street

Norman Street

Li
ttl

e 
R

ile
y 

St

Reservoir 
Street

Mullins Street

Pr
ov

id
en

ce
 P

l

Mccarthy Pl

Boom
erang Pl

St Kilda Lane

Lower Campbell St

Little Smith Street

Pier 
Street

El
iz

ab
et

h 

S
tre

et

C
ro

w
n 

St
re

et

C
ol

le
ge 

St
re

et

Wen
tw

ort
h 

Ave
nu

e

H
ar

bo
ur 

St
re

et

Bo
ur

ke 

St
re

et

Albion Street

Hunt 

Street

Prince 
Albert 

Road

Liverpool 

Street

Goulburn 

Street

Pi
tt 

S
tr e

et

Market 
Street

Albion 

Street

Charlotte Lane

Hargrave Lane

Ar
no

ld 
La

ne

C
ol

le
ge 

La
ne

Stanley Lane

Taggarts 
Lane

Patterson Ln

Berwick Lane

Barnett Lane

Liverpool 

Lane

Kings 

Lane

Sutton Ln

D
ixon 

S treet

Dungate Lane

St
ab

le
s 

La
ne Printers Lane

Kells 
Lane

O'briens Lane

Bloomfield Lane

Shorter Lane

Linden Lane

R
es

er
vo

i r 
La

ne

Lyons Lane

D
ou

gl
as

s 
La

ne

Francis 

Lane

Nithsdale Lane

Goulburn Lane

Bijo
u 

La
ne

K
im

ber Lane

P
al

m
er 

La
ne

W
oo

ds 
La

ne

Druitt 
Lane

W
is

do
m 

La
ne

Thomas Lane

Foy L
ane

B
ea

uc
h a

m
p 

L a
n e

B
at

m
a n 

La
ne

Fa
uc

et
t 

La
ne

Pa
rk

er 
La

ne

R
os

el
la 

La
ne

O
m

nibus 
Lane

W
em

ys
s 

La
ne

Fo
s t

er 
Ln

Rawson Lane

C
ro

w
n 

La
ne

M
aid en  L n

H
an

d s 
L a

n e

W
right Lane

Jam
es 

Lane

Church Ln

Eagar Lane

D
en

ha
m

 L
n

S
ea

le 
La

ne

C
ro

w
n 

St
re

et

Druitt Street

Campbell 

Street

C
ro

w
n 

St
re

et

Oxford 

Street

Bathurst 

Street

Harris 

Street

Cross 
City 

Tunnel

Bo
ur

ke 
S

tre
et

Pa
lm

er 
St

re
et

W
es

te
rn 

D
is

tri
bu

to
r

Park 

Street

G
eo

rg
e 

S
tre

et

E
astern 

D
istributor

William Street

C
IT

Y 
C

IR
C

LE 
R

AI
LW

AY

C
ITY

C
IRCLE

RAILW
AY

CI
TY 

CI
RC

LE 
RA

IL
W

AY

METRO MONORAIL

Thomas 

Street

D
arling 

D
rive

Cross City Tunnel

Western Distributor

Cross City Tunnel

SYDNEY LIGHT RAIL

S
ussex 

S
treet

M
arket 

 
 

 
R

ow

Pitt 
Stre

et

Eddy 
Avenue

Campbell 

Street

R
ile

y 

S
tre

et

Li
ttl

e 
R

ile
y 

St
re

et

Ann Street

M
ar

y 
S

tre
et

M
ar

y 
St

re
et

Little 

Oxford 

Street

R
yd

er
 

St
re

et
D

en
ha

m
 

St
re

et

Li
ttl

e 
Bo

ur
ke

 
St

re
et

Li
ttl

e 
Bl

oo
m

fie
ld

 
St

re
et

Liverpool 

Street

Bu
rn

el
l 

Pl
ac

e

Li
ttl

e 
Bu

rto
n 

S
tre

et

B
ou

rk
e 

S
tre

et

W
is

do
m 

Ln

Yurong Lane

Bu
sb

y 
La

ne
  

Badham 
Street

Junction 
Lane

Junction St

Cathedral 
Street

Pa
lm

er 
St

re
et

Market    St 

K
ent 

S
treet

C
larence 

S
treet

York 
S

treet

Da
y 

St
re

et

Douglass Lane

Clarke Street

N
ith

sd
a l

e 

Lane

C
hisholm 

S
treet

M
aiden Ln

Flinders Street

R
es

er
vo

ir 
La

ne

Sutton Ln

Cross 
City 

Tunnel

Legend
Existing above & underground through site link

Existing through site link

Existing underground through site link

Proposed through site link

Proposed streets

Proposed lane

Land excluded from this DCP

011

014

015

016

010 017

018

006
No

Information

013
No

Information

020
No

Information

007
No

Information

021
No

Information

001
No

Information

008
No

Information

022
No

Information

002
No

Information

009
No

Information

023
No

Information

003
No

Information

024
No

Information

004
No

Information

005
No

Information

012
No

Information

019
No

Information

Through site links map
Sheet

Copyright ©2012 City of Sydney Council, All Rights Reserved
Copyright ©2012 Land and Property Information, All Rights
Reserved. This map has been compiled from various sources
and the publisher and/or contributors accept no responsibility
for any injury, loss or damage arising from the use, error or 
omissions therein. While all care is taken to ensure a high 
degree of accuracy, users are invited to notify Council’s GIS 
Group of any map discrepancies.  No part of this map may be
reproduced without written permission.

Projection: MGA Zone 56
Datum: GDA94
Paper Size: A3
Prepared By: City Plan Devt.
Printing Date: October 11, 2012
File: SDCP2012_ThroughSiteLinks.mxd

Sydney
Development
Control Plan 2012

Ü

015

0 200 m

Scale: 1: 5,000 at A3

SITE

Pitt and Castlereagh Street bound the site 
with both being recognised in the DCP 2012 
as active frontage interfaces.

The active frontages can be supported by 
a combination of active uses, maximised 
display windows and entries to encourage 
public interest. 

Central Sydney Area context plan legend. Source: Sydney Development Control Plan (DCP) 2012, Active Frontages Map.
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SITE

Central Sydney Area context plan legend. Source: Sydney Development Control Plan (DCP) 2012, Pedestrian Priority Map.

Within the public domain in the vicinity of 
the site, a clear pedestrian priority should 
be the focus along the street frontage by 
consolidating vehicular access to the site.
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Any new through-site link will require to 
comply with the DCP 2012, in particular, 
connecting entrances with a clear line of 
sight between streets. 
 
Through-site links or arcades are to have 
a clear width of 3-6m and a minimum 
clear height of 1.5 times the width or 6m, 
whichever is greater.

Source: Sydney Development Control Plan (DCP) 2012, Through site links map.
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A.1 - SITE AND SURROUNDING CONTEXT

A.1.2 - PLANNING CONTROLS
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SITE

Central Sydney Area context plan legend.

Under the current LEP, the site is subject 
to a base FSR of 8:1. As the site is located 
within Area 2 on the FSR map within the LEP, 
it is also eligible for additional floor space 
of 4.5:1 for commercial uses. In addition, 
the site is also eligible for an additional 10% 
bonus floor space provision if a competitive 
design process is undertaken and design 
excellence is demonstrated.

In addition to accommodation floor space, 
the site is also potentially eligible for 
additional floor space pursuant to Clauses 
6.5 – 6.9 of the LEP.  Such an example is end 
of trip facilities, where a maximum additional 
0.3:1 FSR is provided.

Source: Sydney Local Environmental Plan (LEP) 2012, Floor Space Ratio map.
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A.1 - SITE AND SURROUNDING CONTEXT

A.1.2 - PLANNING CONTROLS

FLOOR SPACE RATIO (FSR)
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According to the City of Sydney’s Draft 
CSPS DCP 2012 Amendment, built form 
controls are applicable to this site.

Figure 1
Permissible range of
street frontage heights (SFH)

SFH allowed at a range of 20m-35m heights 
for buildings with a total height greater than 
55m and up to 120m.

SFH allowed at a range between 20m-25m 
heights for buildings with a total height 
greater than 120m.

Refer to Section 5.1.1.1 in the Draft CSPS 
DCP 2012 Amendment.

Figure 2
Minimum street setbacks

A setback of 8m is required, above the street 
frontage, from the site boundary. Refer to 
Section 5.1.1.1 in the Draft CSPS DCP 2012 
Amendment.

FIGURE 1
Permissible range of street frontage heights.

FIGURE 2
Minimum street setbacks.
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Figure 1
Side and rear setbacks

For buildings greater than 120m up to 
240m in height, the setback from the site 
boundary should be considered 3.33% of 
the proposed total height of the building.

Note 1: The greatest Side or Rear Boundary 
setback applies from the Street Frontage 
Height to the top of the building. Refer 
to Section 5.1.1.3 in the Draft DCP 2012 
Amendment.

Figure 2
Building envelope reduction

Above the Street Frontage Height the total 
Building Envelope Area may occupy the
following proportion of the site area less 
any areas of heritage items and required 
setbacks:

(a) 100% up to 120m above ground;
(b) 90% above 120m up to 240m above 
ground.  Refer to Section 5.1.1.4 in the Draft 
DCP 2012 Amendment.

Figure 3
Chamfered Corners

Schedule 11 of the Draft DCP Amendment 
2012 requires that as part of demonstrating 
equivalent or improved wind comfort/
safety and daylight levels, that where 
tower components on at least one face 
is longer than 30m, then the resultant 
area is chamfered with a 10m radius at 
all external corners as shown in Figure 4.  
This is addressed as part of the skyview 
assessment – refer to page 96.

FIGURE 1
Side and rear setbacks.

FIGURE 2
Building envelope reduction.

FIGURE 3
DCP Tower Clusters 10m chamfer corners
note.  Provision only pertinent to Sky View 
Factor analysis

Chamfer radius
10m
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Sydney DCP 2012 – Central Sydney Planning Review Amendment 

Draft April 2013           79 

Figure 5.28: Hyde Park Sun Access Plane

SITE

SYDNEY
HARBOUR

BRIDGE

SYDNEY
COVE

FARM
COVE
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HYDE
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SYDNEY
OPERA
HOUSE

WOOLLOOMOOLOO

CIRCULAR QUAY

PYRMONT

CENTRAL
STATION

N N

SITE

Proposed site

Legend

The Sydney Local Environmental Plan 2012 
requires buildings to maximize sunlight 
access to Public Places by establishing Sun 
Access Planes for Hyde Park.  
 
Refer to Section 5.1.7.1 in the DCP 2012 for 
Sun Access Planes provisions.

Key Legend Source: City of Sydney DCP 2012, Sun access plane map.
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The key objective of the new development 
is to encourage flexibility in building design 
while reinforcing the character of Central 
Sydney.

With several heritage-listed buildings 
adjacent to the site, it is crucial to ensure 
the built form is compatible with heritage 
items and the desired streetscape character 
through the consideration to scale, 
proportions, street alignment, materials and 
finishes.

Sydney LEP 2012 Heritage Map
Item no. Item name 
I1698: Former ‘Legion House’ (161-163 Castlereagh St.)
I1888: David Jones Department Store (65-77 Market St.)
I1928: City Tattersalls Club (198-200 Pitt St.)
I1929: Former Tattersalls Club (202-204 Pitt St.)
I1930: Banking House. (226-230 Pitt St.)
I1932: Simpson House. (249-251 Pitt St.)

I1929I1928 SITE

Existing view 6 - Former Legion House.

Existing view 1 - Pitt Street existing streetscape view demonstrating the adjoining street frontage heights alignment.

1

Existing view 5 - David Jones.Existing view 4 - David Jones.Existing view 3 - Banking House.Existing view 2 - Banking House.
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5
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3

I1698I1888SITEI1888I1930I1930
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A.1 - SITE AND SURROUNDING CONTEXT

A.1.2 - PLANNING CONTROLS

HISTORICAL BUILDINGS

I2293

I847 I1409

I1410

I1495

C66

I1501
I1480

I1428

I1427 I290
I290

I844

I849

I849
I848

I844
I825

I824
I825

I1408

I1593

I1493

I1491

I1494

I1492 I1500
I1437

I1438

I1435
I1426

C50
I866

I843
I863

I825

I1595

I1
56

4

I1
56

7

I1
56

5
I1

56
6

I1
58

9

I1491I1593

I1590

I1
58

8 I1499

I1500 I1434I1435

I1433

I1432

I4
66

I4
67

C50

I2051 I846

I825

I1572

C66

I1594I1587

C59 I1468
I1431

I1584
I1425

C50

I2036
I838

I824
I824

I1585
I1586

I1553
I1490

I1496

I1430 I1541

I223 C17
C50

I2035

I867

I837

I845

I861

I862

I1532

I1545

I1424 I1570

I1571

I1485

I236 I237

C15

I415
I414

I842
I854

I860

I1531

I1466

I1467

I1569

I1489

I41
1I40

7

I445

I40
6

I40
8

I41
3I41

0

I40
5

I41
2

I401

I403
I403

I835

I841

I859I826
I1651 I1544

I267

I397

I396

I40
2

I40
4

I397

I400

I833

I834
I853 I865

I839
I840

I858
I1749

I1650
I1649

I1456
I1484

I398

I399

I394 I392
I433

I316

I827

I1648
I1554

I393
C17

I38
9

I39
1

I831
I832

I857
I856

I1647
I1455

I390

I38
8

I38
5

I38
6

I383

I38
4

I38
7 I229

I230 I230

I487

I852

I851

I830
I836I829

I1945

I1
80

5
I1

80
4

I1746
I1

74
7

I2271 I1583
I378I3

82

I2
24

I2
28I2

25
I2

27I2
26

I2
58

I336
I265

I263

I264
I266 I486

I485

I1803

I864
I828

I1706

I1745

I1744

I1581

I1582 I376

I444

I380
I381 I377

I261

I360

I335I2
62

I259

I260
I222
I432

I1802

I1943

I1854

I345

I350

I346 I348

C13
I428

I215

I216
I351 I352

I1732
I1733

I1968I1967

I1798
I1853 I1

I340
I241

I379

I341
I347

I447

I343

I514
I448

I342
I344

I255

I349

I443
I256

I509

I338
I257

I508

I337

I419

I431
I420
I421

I472

I1966

I1849

I1796

I1797

I1852I1801 I1944

I1743

I324
I515

I333

I516

I513

I446
I441 I252

I435

I440

I3
34

I438

I254I442 I506I253
I503I251

I505 I504
I507 I430

I417
I426

I429

I423

I427
I418

I1837

I1850

I1851

I1707

I3
22

I3
29I3
23

I325 I326

I3
21

I3
27

I332

I5
11

I3
28

I330

I3
31 I513

I512 I434

I4
57I4
39

I4
58

I4
61

I238

I4
59

I239 I240

I425
I462

I424
C13

I219

I1836
I1658

I1659
I1795

I1800 I1942
I1704

I1742

I3
18

I449I319

I3
20I3
17 I451

I450

I452 I4
55

I1456

I453
I454 I460 I422 I218

I2
21

I1812
I1965

I1835

I1799

I1672
I1703

I1705
I437

I436

I250

I1833
I1940 I1752

I247

I510

I249
I248

I498

I220

I498
I1

67
1

I1
67

0
I1794

I1941
I1939

I1702 I1654 I246
I495

I497
C16

I1964

I1834
I1793

I1701
I1700

I1938

I2199
I2199

I496 C16 I2200

I2125

I1791
I1792

I1936

I1935
I2192

I2198

I2191

I2141
I2142

I2123
I2124

I2121
I2122

I1832

I1831
I1790

I1791

I1933

I2190 C71

I1734 I1728 I1725
I1727

I1735
I1736

I1699
I1931

I1750

I1751 I1741

I1655 I2189
I2129A

I2139

I1963 I1829

I2276 I1997

I1723

I1726 I1724

I1885

I1998

I1937 I1698
I1748 I2188

I2140

I1830 I1828
I1995

I1899
I1885 I1996

I1722 I1994 I1783
I1934

I1930
I1654 I2130

I2131
I2180

I1887
I1932

I1929

I2138
I2196

I1887
I1926I1789

I1789

I1928
I1888

I1927

I1951

I1653 I2138

I1824

I1823

I1886

I1986

I1781

I1784

I1926 I1888

I1740

I1654 I1947

I1951 C71

I2194
I2193

I2195

Darling Harbour

Darling Harbour

Darling Harbour

C
IT

Y 
C

IR
C

LE
 L

IN
E

AI
R

P
O

RT
LI

N
E

EASTERN SUBURBS LINE

SYDNEY LIGHT RAIL

METRO MONORAIL

CI
TY

CI
RC

LE
LI

NE

NORTH SHORE LINE

EASTERN
SUBURBS

LINE

Sims Street

St Kilda Lane

C
la

re
 S

tre
et

Sh
or

t P
la

ce

Pr
ov

id
en

ce
 P

la
ce

McCarthy Place

Foster Street

Haig
 L

an
e

Albion Way

Little Smith Street

Systrum
 Street

Norman Street

W
ad

e 
Pl

ac
e

Ea
ga

r S
tre

et

Li
ttl

e 
R

ile
y 

St
re

et

Bo
ur

ke
 S

tre
et

R
yd

er
 S

tre
et

Sturt Street

B
oom

erang
Place

Factory Street

James Street

Blackburn Street

Li
ttl

e 
Bu

rto
n 

St
re

et

Prince Albert Road

Little Hay Street

Bloomfield Street

Thompson Place

Robinson Street

Seale Street

Badham Street

Turner Lane

Mary Ann Street

Short Street

Suttor Street

Kennedy Street

Broughton Street

Sh
er

br
oo

ke
 S

tre
et

Druitt Place

Goodchap Street

Bu
rn

el
l P

la
ce

Albion Place

Waine Street

Eg
an

 P
la

ce

Sands Street

Valentine Street

Lower Campbell Street

Poplar Street

H
ar

gr
av

e 
St

re
et

Sa
m

ue
l S

tre
et

Li
ttl

e 
Bl

oo
m

fie
ld

 S
tre

et

St
rea

m
S tre

et

C
hisholm

 Street

Arnold Place

Rawson Place

Mackey Street

Li
ttl

e 
Bo

ur
ke

 S
tre

et

Wilmot Street

Al
be

rta
 S

tre
et

Pa
rk

er
 S

tre
et

Central Street

Barlow Street

M
ar

ke
tR

ow

Fo
rb

es
 S

tre
et

La
ng

le
y 

St
re

et

Da
y 

St
re

et

Brisbane Street

Clarke Street

Peli
ca

n S
tre

et

Cunningham Street

Chapel Street

N
ith

sd
al

e 
St

re
et

Th
om

so
n

S
tre

et

D
en

ha
m

S
tre

et

Little Albion Street

Little Oxford Street

Harris Street

Yuro
ng

Parkw
ay

Sm
ith

 S
tre

et

Eddy Avenue

Cathedral Street

Hunt Street

Flinders Street

Francis Street

Albion Street

Oxford Street

Sir John Young Cres
ce

nt

Pier Street

Druitt Street

C
larence Street

St Marys Road

York
S

tree t

M
ary

Stre
et

Foley Street

C
ro

w
n 

S
tre

et

Ann Street

D
ixon S

treet

Burton Street

Campbell Street

Yu
ro

ng
 S

tre
et

Thomas Street

R
ile

y 
St

re
et

C
ro

w
n 

S
tre

et

Darling Drive

Riley
Street

Quay Street

Wentw
orth

 Ave
nue

Goulburn Street

Ultimo Road

Reservoir Street

Oxford Street

Common w
ea

lth
S

t re
e t

E
liz

ab
et

h
S

tre
et

Cross City Tunnel

Stanley Street

Hay Street

William Street

Park Street

Liverpool Street

Pitt 
Stre

et

Market Street

Bathurst Street
Western Distributor

Kent S
treet

C
ol

le
ge

 S
tre

et

Campbell Street

Harbour Street

Liverpool Street

Cross City Tunnel

Sussex
S

treet

Pa
lm

er
 S

tre
et

C
as

t le
re

a g
h

S t
re

e t

E
as

te
rn

D
is

t ri
bu

to
r

G
eo

rg
e 

St
re

et

Map identification number:
  7200_COM_HER_015_005_20191220

Heritage
Conservation Area - General

Item - General

Cadastre
Cadastre 20/12/2019 © City of Sydney

Sydney
Local Environmental
Plan 2012

011

006 013 020

007 014 021

001 008 015 022

002 009 016 023

003 010 017 024

004 018

005 012 019

Heritage Map - Sheet HER_015

Projection: GDA 1994
Zone 56

Ü Scale: 1:5,000 @ A3

0 200 m

216



27 PICCADILLY / STOCKLAND REDEVELOPMENTURBAN STUDY REPORT | PLANNING PROPOSAL

A.1 - SITE AND SURROUNDING CONTEXT

CHAPTER A.1.3

EXISTING CONTEXT CONSTRAINTS AND OPPORTUNITIES217



MIDAS MEREDITH
ZIERA

WARWICK
DAWSON
SHOES

CITY
CONVENIENCE

UGG STORE
AUSTRALIA

GARY LAI
OPTOM.

JASMINE
HEALTH & SKIN

CARE

PAULS
MENSWARE

AMENITIES

CHRYSLER
CAFE

MALIBU NAILS
WIG AFFAIR

FAYS

MIADA
JEWELLERY

THE TEA
CENTRE

PHARMACY
PAVILLION

EVOLUTION
LASER CLINIC

KAMIL'S
HAIRDRESSING

MELISSA
ALTERATIONS

PIPE
MATERNITY

MANDARIN CITY
MASSAGE

STEWARTS
MENSWARE

WESLEY FOYER

PICCADILLY
COURT OFFICE

LOBBY

TOP JUICE

PRECIOUS
METAL

EXCHANGE

VODAFONE

A

B

C

D

E

F
GEORGE'S

OFFICE TOWER LIFTS

OFFICE TOWER LIFTS

ENTRY

ENTRY

TOWER OFFICE LOBBY

RL 19.730 m RL 20.360 m RL 20.460 m RL 22.600 m

RL 22.600 m

RL 23.500 m

RL 22.600 m

RL 23.800 m

1 2 3 4 5 6 7 8 9 10
SS TT UU VV WW XX YY

ZZ

AAA

BBB

CCC

DDD

EEE

FFF

GGG

PI
TT

 S
TR

EE
T

C
AS

TL
ER

EA
G

H
 S

TR
EE

T

0

Scale: Project Number:
Drawing Number:
Revision:
Date:© Hames Sharley:

Status:
Path:

North:1:350  @ A3

14
EXISTING - CASTLEREAGH LEVEL

A226
62970DRAFT

Piccadilly Stocklands Masterplan

MIDAS MEREDITH
ZIERA

WARWICK
DAWSON
SHOES

CITY
CONVENIENCE

UGG STORE
AUSTRALIA

GARY LAI
OPTOM.

JASMINE
HEALTH & SKIN

CARE

PAULS
MENSWARE

AMENITIES

CHRYSLER
CAFE

MALIBU NAILS
WIG AFFAIR

FAYS

MIADA
JEWELLERY

THE TEA
CENTRE

PHARMACY
PAVILLION

EVOLUTION
LASER CLINIC

KAMIL'S
HAIRDRESSING

MELISSA
ALTERATIONS

PIPE
MATERNITY

MANDARIN CITY
MASSAGE

STEWARTS
MENSWARE

WESLEY FOYER

PICCADILLY
COURT OFFICE

LOBBY

TOP JUICE

PRECIOUS
METAL

EXCHANGE

VODAFONE

A

B

C

D

E

F
GEORGE'S

OFFICE TOWER LIFTS

OFFICE TOWER LIFTS

ENTRY

ENTRY

TOWER OFFICE LOBBY

RL 19.730 m RL 20.360 m RL 20.460 m RL 22.600 m

RL 22.600 m

RL 23.500 m

RL 22.600 m

RL 23.800 m

1 2 3 4 5 6 7 8 9 10
SS TT UU VV WW XX YY

ZZ

AAA

BBB

CCC

DDD

EEE

FFF

GGG

PI
TT

 S
TR

EE
T

C
AS

TL
ER

EA
G

H
 S

TR
EE

T

0

Scale: Project Number:
Drawing Number:
Revision:
Date:© Hames Sharley:

Status:
Path:

North:1:350  @ A3

14
EXISTING - CASTLEREAGH LEVEL

A226
62970DRAFT

Piccadilly Stocklands Masterplan

1 2 3 4 5 6 7 8 9 10

A

B

C

D

E

F

SS TT UU VV WW XX YY

ZZ

AAA

BBB

CCC

DDD

EEE

FFF

GGG

RL 14.000 m

RL 14.000 m RL 14.000 m

RL 14.000 m

RL 13.500 m

RL 14.450 m

0

Scale: Project Number:
Drawing Number:
Revision:
Date:© Hames Sharley:

Status:
Path:

North:1:350  @ A3

14
EXISTING - LEVEL W (SERVICE LEVEL)

A224
62970DRAFT

Piccadilly Stocklands Masterplan

N

The diagrams illustrate the existing site and 
context constraints to be considered as 
part of the improvement opportunities in the 
future development.

EXISTING THROUGH SITE LINK AND OPPORTUNITY SITE EXISTING VEHICULAR ACCESS EXISTING WESLEY MISSION FACILITIES

The existing ground floor plan arrangement consists of several retail 
tenancies in the centre of the floor plate, obstructing a direct visual 
connection between Pitt and Castlereagh Street. 

The main vehicular entry to the basement is located on Castlereagh 
Street. The vehicle movement impedes the active pedestrian traffic, 
creating conflict and compromises a safe street crossing.

The site is a key congregation destination for Wesley Mission, a non-
profit Christian organisation providing a diverse range of community 
services. 

SUN ACCESS PLANE BREACH AND SKY BRIDGE FUTURE CONTEXT DEVELOPMENTS SYDNEY METRO STATION AND CORRIDOR

The eastern portion of existing Stockland Piccadilly Tower is 
breaching the Sydney DCP 2012 Hyde Park sun access plane. 
Existing skybridges block daylight to and the visual continuity of the 
street.

Future developments adjacent to the project site will contribute to 
the activation of the street block.

The subject site is situated as part of future Sydney Metro City 
and Southwest network corridor with close proximity to future 
underground railway track construction.
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Programs

Through site link circulation

Pedestrian circulation route

Legend

Visual blockage

N

Existing view 2 - TSL towards Castlereagh Street.Existing view 1 - Entry to TSL from Pitt Street. Existing view 3 - Entry to TSL from Castlereagh Street.

Existing through site link

The existing ground level layout with several 
retail tenancies at the centre of the floor 
plate obstruct clear lines of sight between 
Pitt and Castlereagh Street. In the Draft DCP 
2012 Amendment guideline, a through site 
link requires a through views between the 
blocks.

Additionally, the passageway is not 
universally accessible as the level changes 
are addressed by stairs and escalators. 

Opportunity Site

Pursuant to 6.9 of the LEP, the “Piccadilly 
Arcade” is identified as being eligible for an 
amount of additional opportunity floor space 
to improve the ground plane public domain 
interface including improving pedestrian 
movement and amenity.

No direct visual 
through site.

No direct visual 
through site.

No direct visual 
through site.

Existing ground floor plan showing through site link (drawing not to scale).

1 2

3
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Vehicular ramp

Road

Pedestrian circulation route

Legend

Blockage for pedestrian circulation

Vehicular access

Existing View 2 - Vehicular ramp disrupts street activation.Existing View 1 - Vehicular ramp entry from Castlereagh Street. Existing View 3 - Vehicular ramp interrupts the public domain and 
active frontage opportunities.

The existing vehicular entrance at 
Castlereagh Street is located at the centre of 
the eastern edge of the site boundary, with 
its ramp aligned parallel to the pedestrian 
footpath and Castlereagh Street. 

The length of the ramp minimises pedestrian 
opportunities and active frontage along 
the public domain.  It also prevents a clear 
articulation of pedestrian, cycling and transit 
hierarchy.

1 2 3

Existing ground floor plan ramp location (drawing not to scale).
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Wesley Mission, a non-profit Christian 
organisation currently operate various 
community services from the site.  Located 
at the basement levels of the existing 
building. The centre consists of a theatre 
seating up to 950, Lyceum seating 277, 
Chapel seating 534, and supporting 
administration offices.

Indicative section (drawing not to scale).

Existing P2 plan (not to scale).

Existing Pitt Street level plan (not to scale).

Existing W service level plan (not to scale).
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Sydney DCP 2012 – Central Sydney Planning Review Amendment 

Draft April 2013           79 

Figure 5.28: Hyde Park Sun Access Plane

RL*143.42

E L I Z A B E T H     S T R E E T

PA R K    S T R E E T

Hyde Park
Sun Access Plane

RL 143.42

N

SITE

N

Sun Access Plane (SAP) breach

With reference to the Development Control 
Plan (DCP) 2012, the eastern peak of the 
Stockland Piccadilly Tower’s extends 
above the Hyde Park sun access plane and 
overshadows Hyde Park.

Sky Bridges

Existing sky bridges at both Pitt and 
Castlereagh Street impede the street sky 
view, obstruct the continuity of the street 
and in general negatively affect the street. 

Source: City of Sydney DCP 2012, SAP map.

Area higher than sun access plane

Sun access plane DCP 2012

Existing sky bridges and SAP breach indicative locations.

Legend
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3.0 Design Concepts

View from Eastern approach of Market Street

Our architectural approach is derived from the specificity of place, seeking a singular form and character expressive of the 
uniqueness of the site and the relationship between the heritage and contemporary architecture. The site provides the opportu-
nities for remarkable views and amenity positioned in the retail heart of the city. 

Our proposal responds to the project brief and vision; seamlessly integrating the multiple uses of a luxury retail precinct, a 
unique and innovative workplace and contemporary living while creating a landmark building combined with the adaptive reuse 
of a significant historic Sydney building. 

The concept is based on a series of ideas and principles that embody the opportunities within an integrated and holistic vision. 
These explorations vary from the conceptual and architectural such as: in response to Sydney as a place, this unique site and 
the quality of timeless simplicity and value; through more specific responses to the heritage fabric and form; the streetscape 
and importance of entry; the retail prominence and significance; studies and options for apartment planning, mix, value optimi-
sation; and finally detailed studies on the form and facade systems. 

With a building of such significance and value it is vital that the architecture is timeless. Accordingly we have have established 
five key conceptual principles that derive from the specific and special qualities of the place and context: 

 • Integration and Dialectic 

 • Suspension 

 • Identity 

 • Heritage 

 • Materiality

3.1 Design Statement

8 fjmt studio architecture interiors urban landscape architectural design statement  65-77 market street sydney

10

N

Key legend. Proposal 2 - 65-77 Market Street Development view from Hyde Park.Proposal 1 - Aerial view of PSN OSD. Proposal 3 - City Tattersalls Club Development view from Pitt Street.

Several major high-rise developments within 
the same street block on the project site are:

Proposal 1 :
Pitt Street North Over Station Development
(PSN OSD)

Proposal 2 :
65 - 77 Market Street Sydney /
David Jones Development

Proposal 3 :
194 Pitt Street / City Tattersalls Club

These redevelopments will increase the 
occupation density in the area significantly, 
providing a major influx of pedestrian traffic, 
particularly from the PSN OSD.

Combining with the development of 
Piccadilly Stockland Complex, the street 
block will transform into a contemporary 
precinct reflecting the global aspirations of 
the City.

1

23

SITE

Image source: Foster and Partners, 2020 (from DPIE Major Projects Portal) Image source: FJMT, 2019 (from CoS Development Portal). Image source: Courtesy ICD Property.
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