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Executive Summary

The Planning Proposal for the Hunter Street Over 
Station Development (OSD), has been prepared 
to support an amendment to the Sydney Local 
Environmental Plan (LEP) 2012 and is consistent 
with the Planning Proposal: Central Sydney. 

This Ecologically Sustainable Development (ESD) 
report outlines a sustainability strategy as part of the 
indicative Hunter Street OSD design response which 
demonstrates the following: 

 – Alignment with the relevant design excellence 
requirements detailed in the Sydney LEP 2012, 
and the related objectives and controls of the 
Sydney Development Control Plan (DCP) 2012

 – Consistency with sustainable development 
provisions with the Central Sydney Planning 
Proposal and new clause relating to the Central 
Sydney tower cluster areas as an amendment 
to the Sydney LEP 2012 (now gazetted)

 – Minimum sustainability rating targets nominated 
have been set to meet and/or exceed the 
best practice energy performance nominated 
in clause 7.25A Sustainable development in 
Central Sydney tower cluster areas of the 
Sydney LEP 2012 (Amendment No 64)

A sustainability rating strategy has been established 
for Sydney Metro West (SMW) packages and station 
development. Sustainability rating requirements are 
correlated across a range of current and emerging 
regulatory, policy, statutory planning and Sydney 
Metro requirements, and market recognised 
standards, drivers and trends.

The Hunter Street OSD will target the following 
minimum sustainability rating targets:

 – 6 star Green Star Buildings

 – 6 star NABERS Energy for Offices 
rating (base building) (Commitment 
Agreement) (without GreenPower)

 – 4.5 star NABERS Water for Offices

 
 
 

Passive and active design measures to reduce 
energy use intensity have been presented in Section 
5 as guidelines for the indicative OSD. These also 
leverage facade optimisation to balance daylight 
access and visual comfort, thermal comfort and 
energy efficiency within the context of the indicative 
OSD.

Electrification of all energy uses of the buildings 
and 100% renewable electricity is considered. 
The capacity of on-site renewable energy systems 
has been evaluated and are expected to deliver 
approximately 3-4% of the total annual energy 
consumption. Passive and active design measures, 
and the deployment of advanced technologies aim 
to minimise the need for infrastructure augmentation 
and reduce operational costs.

Water efficiency measures and the use of alternative 
water sources to reduce the demand for potable 
water have been presented in Section 6 as guidelines 
to support water resilience.

Sustainable transport initiatives have been evaluated 
in Section 7 to reduce the emissions attributed to 
private vehicle use by 40% and vehicle kilometres 
travelled by 20%, encourage walkability by 
demonstrating there are a range of diverse amenities 
within 400m and improve active mode uses by 90%.

In alignment with Green Star requirements, at least 
90% of construction and demolition waste should be 
diverted from landfill and a waste management plan 
developed to:

 – Identify, quantify and classify the 
likely waste streams generated during 
construction and operation

 – Promote responsible source separation to 
reduce the amount of waste that goes to 
landfill by implementing convenient and 
efficient waste management systems

reduction in embodied carbon emissions

CLIMATE POSITIVE

40%
renewable energy100%
elimination / offset of other emissions100%

30% reduction in life cycle impacts

COMMERCIAL

6 star Buildings

6 star NABERS Energy
4.5 star NABERS Water

Sustainability Rating Strategy Indicative Design Response ESD StrategyPurpose

In combination with the Sustainability Rating 
Strategy, the following performance targets have 
been identified for the Hunter Street OSD to align 
with the Green Star Climate Positive Pathway.
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1 Introduction

The Sydney Metro West Hunter Street Station Over 
Station Development (OSD) planning proposal seeks 
to amend the maximum building height and maximum 
floor space ratio permitted for both the East and West 
sites under the Sydney Local Environmental Plan 
(2012). This Ecologically Sustainable Development 
(ESD) forms part of the planning proposal submitted 
for the Sydney Metro Hunter Street Station OSD. 

This Ecologically Sustainable Development (ESD) 
report outlines a sustainability strategy as part of the 
indicative Hunter Street OSD design response which 
demonstrates the following: 

 – Alignment with the relevant design excellence 
requirements detailed in the Sydney LEP 2012, 
and the related objectives and controls of the 
Sydney Development Control Plan (DCP) 2012

 – Consistency with sustainable development 
provisions with the Central Sydney Planning 
Proposal and new clause relating to the Central 
Sydney tower cluster areas as an amendment 
to the Sydney LEP 2012 (now gazetted)

 – Minimum sustainability rating targets nominated 
have been set to meet and/or exceed the 
best practice energy performance nominated 
in clause 7.25A Sustainable development in 
Central Sydney tower cluster areas of the 
Sydney LEP 2012 (Amendment No 64)

The Planning Proposal Request has been prepared 
to address the following objectives for future 
development on the Eastern and Western sites: 

 – Be a catalyst for positive change by regenerating 
and invigorating the city with new development that 
engages with the precinct, raises the urban quality 
and enhances the overall experience of the city.

 – Facilitate future development that promotes design 
excellence and is consistent with the objectives 
of the Central Sydney Planning Framework.

 – Deliver high quality employment 
generating floorspace that aligns with 
the objectives for development within the 
tower cluster areas identified within the 
Central Sydney Planning Framework. 

 – Contribute towards the establishment of 
an integrated transport hub within the 
Sydney CBD which strengthens Sydney’s 
rail network improving connectivity. 

 – Delivers employment density alongside the delivery 
of significant new public transport infrastructure 
servicing the site and surrounding precinct.

The intended outcomes of the requested 
amendments include: 

 – To amend the maximum building height and 
maximum floor space ratio (FSR) permitted 
for both the east and west sites under the 
Sydney Local Environmental Plan 2012 
(Sydney LEP 2012) and allow an alternative 
approach to design excellence to deliver 
integrated station development that optimises 
the development potential of both sites

 – To facilitate new development that demonstrates 
an appropriate distribution of built form 
and floor space as part of the delivery of 
the integrated station development.

State Significant Infrastructure
SMW was declared as State Significant Infrastructure 
(SSI) and Critical State Significant Infrastructure 
(CSSI) under sections 5.12(4) and 5.13 of the 
Environmental Planning and Assessment Act 1979 
(EP&A Act), respectively, on 23 September 2020.

SMW is being assessed as a staged infrastructure 
application under section 5.20 of the EP&A Act. The 
SMW Concept and major civil construction work 
between Westmead and The Bays, including station 
excavation and tunneling (Stage 1 of the planning 
approval process - application number SSI-10038), 
were approved on 11 March 2021.

Stage 2 of the planning approval process (application 
number SSI-19238057) includes all major civil 
construction work, including station excavation 
and tunnelling, between The Bays and Sydney 
CBD (an Environmental Impact Statement for this 
application was exhibited between 3 November and 
15 December 2021). This application is relevant for 
this request for a PP as it seeks approval for bulk 
excavation and tunnelling at the Hunter Street station 
(Sydney CBD) sites.

Stage 3 of the planning approval process (application 
number SSI-22765520) is the application for the 
tunnel fit-out, construction of stations, ancillary 
facilities and station precincts, and operation and 
maintenance of the SMW Line. This application is 
notably relevant for this request for this PP as it 
seeks approval for the construction of the Hunter 
Street metro station, including above and below 
ground structures, public domain works, and spatial 
provisioning and works to facilitate the construction 
and operation of an OSD above the two station 
entries, which are described further in this report. 

1.1 Purpose 1.2 Objectives and 
Intended Outcomes

1.3 Planning Process

Over Station Development
The OSD components of the Hunter Street integrated 
station development are not declared as SSI or CSSI 
under State Environmental Planning Policy (State 
and Regional Development) 2011 (SRD SEPP). As 
such, separate development consent is required 
to be granted for the construction and operation of 
development above the Hunter Street Station. 

The primary land use of the Hunter Street OSD is 
anticipated to be ‘commercial premises’ which has 
a capital investment value of more than $30 million, 
and which are located within a rail corridor and/or are 
associated with railway infrastructure. Consequently, 
the future OSD will be classified as State Significant 
Development. The Sydney LEP 2012 is a relevant 
environmental planning instrument for the future 
development, though the Sydney Development 
Control Plan 2012 (Sydney DCP 2012) will not apply 
to the OSD sites. 

To inform the planning controls relevant for the 
Hunter Street OSD sites, amendments are proposed 
to the Sydney LEP 2012 to provide additional 
Maximum Height of Building and floor space ratio 
(FSR) controls. Further, as the Sydney DCP 2012 
does not apply to the land, the Proponent will 
prepare a design and amenity guideline to support 
the planning proposal to inform the future built 
form on the site including details such as street 
frontage heights, setbacks, massing and tapering, 
development adjacent to heritage items, building 
exteriors, and managing wind impact. 

The inter-relationship of the scope of Sydney Metro 
EIS 3 (part of Critical State Significant Infrastructure 
CSSI) and this planning proposal is illustrated in 
Figure 1 1. 

Planning Proposal
The planning proposal seeks to amend the 
Sydney Local Environmental Plan 2012 to enable 
development on the site(s) as follows:

 – Establish a maximum Height of Buildings 
control and maximum FSR control on 
the identified land, being the Hunter 
Street Station East and West sites. 

 – Enable the development of a commercial 
office building on the Hunter Street 
Station East and West sites

 – Integration with the Hunter Street Station, the 
subject of a separate application process 

 – Adaptive reuse of the existing Former 
Skinners Family Hotel within the overall 
development on the West site

 – Include site-specific controls which ensure 
the provision of employment and other 
non-residential land uses only on both the 
Hunter Street Station East and West sites. 

 – Include a site-specific control allowing the 
provision of up to a maximum of 70 car 
parking spaces across both the Hunter 
Street Station East and West sites

 – Include a site-specific design guideline within 
the site-specific controls to guide future 
development sought under a State Significant 
Development Application process.

 – Establish an alternative design excellence 
process for the Hunter Street Station East and 
West sites that responds to the integration of 
the development with the Sydney Metro West 
project and specifically the Hunter Street Station.

BUILT FORM COMPONENT INDICATIVE OSD OUTCOME

East Site Based on a Site Area of 3,666 sqm 

Height Building height of 257.7m (RL 269.1)

FSR 22.82:1

GFA Up to 84,287 sqm of GFA 

Land Use(s) Non-residential land uses only 

West Site Based on a Site Area of 3,735 sqm 

Height
Building height of 213.0m (RL 220.00), including a 
setback interface from the heritage-listed Skinner 
Family Hotel 

FSR 18.71:1

GFA Up to 69,912 sqm of GFA

Land Use(s) Non-residential land uses only 

Cl. 7.6 – Car Parking for Office and 
Business Premises 

Up to 70 car parking spaces, maximum total across 
both the Eastern and Western sites 

Table 1-1 | Indicative OSD Built Form Outcomes
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Figure 1-1 | Hunter Street Station and OSD (outlining indicative building envelope)

The Site
The Hunter Street integrated station development  
is located in the northern part of the Sydney CBD, 
within the commercial core precinct of Central 
Sydney, within the Sydney Local Government Area. 

The east site is located on the corner of O’Connell 
Street, Hunter Street and Bligh Street adjacent to the 
existing CBD and South East Light Rail that extends 
from Circular Quay to Moore Park, Kensington 
and Kingsford. The east site is adjacent to the new 
Martin Place Station which forms part of the Sydney 
Metro City and Southwest, Australia’s biggest public 
transport project connecting Chatswood to Sydenham 
and extending to Bankstown. 

The west site is located on the corner of George 
and Hunter Street, including De Mestre Place and 
land predominantly occupied by the existing Hunter 
Connection retail plaza. 

Refer to Figure 1-2 which illustrates the location of 
the Hunter Street Station within its urban context.

1.4 Site Context

Figure 1-2 | Location of the proposed Hunter Street Station OSD sites

19  fjmtstudio / architecture / interiors / urban / landscape / place

Site Location 

The Hunter Street precinct is comprised of two subject 
sites that are located between Wynyard Station to the west 
and Martin Place Metro to the east, within the Harbour 
CBD. The sites have multi-modal interchanges with Sydney 
Trains and Buses, City and Southwest Metro and the Light 
Rail.

The catchment area of the 2 sites include many key 
precincts and landmarks of the Sydney CBD. The City 
mainly comprises of a north-south and east-west Street 
network, with major streets like George and Macquarie 
Street following the north-south orientation. Martin Place, 
King Street, Market Street, Bridge Street and Hunter Street 
are some of the streets that are oriented in an east-west 
direction.

Perpendicular to the Hunter Street West, the Tank Stream 
crosses beneath Hunter Street immediately to the east 
of the West station site. The tank stream is of great 
historical and cultural significance and is important to the 
Connecting with Country opportunities of CBD North. 

The Hunter Street West station entry fronts George Street 
and directly interfaces with the pedestrian spine. Existing 
lanes of Ash Lane and Empire Lane present possibilities of 
an expanded and fine grain pedestrian network. 

Richard Johnson Square is located at the corner of Hunter 
and Bligh Streets, adjacent to the Hunter Street East site. 
The Square reflects the intersecting geometry of the early 
city street grids with O’Connell and Bligh streets broadly 
following the contours reflected from the alignment of the 
Tanks Stream, and Pitt and Castlereagh streets aligned with 
the later and largely orthogonal planning grid. 

Heritage items include the Skinner Family Hotel on the 
West station site and items on Bligh and O’Connell streets 
directly abutting the northern boundary of the East site. 
Also of significance are the Richard Johnson Square 
memorial, the Radisson Hotel and heritage items along 
Hunter Street. 

 / Site Location
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Local Context
The Sydney CBD is a highly developed commercial 
core with a ride range of commercial, retail, health, 
government and community-based uses, as well as 
high density residential developments. 

A number of key commercial buildings are located 
in or around the Sydney CBD, including educational 
facilities, historic buildings and structures, law courts, 
public gathering spaces and places of worship. 
Significant areas of open space, such as the 
Botanical Gardens, the Domain and Hyde Park are 
also located within or near the Sydney CBD area, as 
well as the World Heritage Sydney Opera House and 
iconic Sydney Harbour Bridge. 

Land uses surrounding the Hunter Street Station 
(Sydney CBD) sites include: 

 – North of the sites is a major commercial area 
comprising high density commercial towers along 
George Street, Pitt Street, and Bridge Street, 
including the MetCentre and Australia Square 
buildings. The area also comprises tourism and 
entertainment related uses including hotels, 
shops, restaurants, cafes, nightclubs and bars, 
with the area around Circular Quay and the 
Rocks a major tourism precinct and providing 
significant support for the night time economy. 

 – East of the sites are major commercial towers 
along Hunter Street, including Chifley Tower, 
8 Chifley Square, Aurora Place and Deutsche 
Bank Place. Beyond Hunter Street, the State 
Library of NSW and the NSW Parliament House 
front onto Macquarie Street, and beyond that 
lies the public open space of The Domain. 

 – South of the sites, the land use remains 
predominantly multi-storey commercial offices 
but also includes cafes, bars and nightclubs, 
including the Ivy complex. Martin Place is a 
significant east–west pedestrian thoroughfare 
which contains many culturally significant buildings 
and structures including the Cenotaph memorial 

and the General Post Office building, as well 
as Martin Place Station. Beyond Martin Place 
the Sydney CBD continues towards Town Hall, 
Haymarket and the Central Station precinct. 

 – West of the sites, the land use remains 
predominantly high-density commercial offices, 
anchored by Wynyard Station. George Street 
contains the Sydney Light Rail (L2 Randwick 
Line and L3 Kingsford Line) and is a major north–
south axis through the CBD, and along with Pitt 
Street connects Circular Quay, Wynyard, Town 
Hall and Central. East of Wynyard, the CBD 
continues towards the major commercial and 
entertainment areas around King Street Wharf 
and Barangaroo, which also contain significant 
high density residential apartment buildings. 

STREET ADDRESS LOT AND DP

28 O’Connell Street, Sydney Lot 1, DP217112

28 O’Connell Street, Sydney Lot 1, DP536538

28 O’Connell Street, Sydney Lot 1, DP1107981

48 Hunter Street, Sydney Lot 1, DP59871

48 Hunter Street, Sydney Lot 2, DP217112

33 Bligh Street, Sydney Lot 1, DP626651

37 Bligh Street, Sydney CP and Lots 1-14, 21-31, 33-36, and 40, SP58859

37 Bligh Street, Sydney CP and Lots 41-49, SP61852

37 Bligh Street, Sydney CP and Lots 50-57, SP61922

37 Bligh Street, Sydney CP and Lots 58-65, SP61923

37 Bligh Street, Sydney CP and Lots 66 and 67, SP63146

37 Bligh Street, Sydney CP and Lots 67-70, SP63147

37 Bligh Street, Sydney CP and Lot 72, SP74004

37 Bligh Street, Sydney CP and Lots 75-82, SP87437

37 Bligh Street, Sydney CP and Lots 73-74, SP87628

Table 1-2 | Legal Description of Hunter Street Station East Site

STREET ADDRESS LOT AND DP

296 George Street, Sydney Lot 1, DP438188

300 George Street, Sydney CP and Lots 1-43, SP596

312 George Street, Sydney Lot 1, DP211120 

314-318 George Street, Sydney Lot 13, DP622968

5010 De Mestre Place, Sydney (Over Pass) Lot 1, DP1003818

9 Hunter Street, Sydney Lot 2, DP850895

5 Hunter Street, Sydney (Leda House & Hunter Arcade) CP and Lots 1-63, SP71068

5 Hunter Street, Sydney (Leda House & Hunter Arcade) CP and Lots 1-14, SP65054

7-13 Hunter Street, Sydney (Hunter Connection) CP and Lots 1-53, SP50276
7-13 Hunter Street, Sydney (Hunter Connection) Lots 57 and 58, SP61007

7-13 Hunter Street, Sydney (Hunter Connection) Lots 54, 55 and 56, SP60441

Table 1-3 | Legal Description of Hunter Street Station West Site

Site Description
The Hunter Street OSD relates to the following 
properties: 

 – 28 O’Connell Street, 48 Hunter Street, and 
37 Bligh Street, Sydney (East Site); and 

 – 296 George Street, 300 George Street, 312 
George Street, 314-318 George Street, 5010 
De Mestre Place (Over Pass), 5 Hunter 
Street, 7-13 Hunter Street, 9 Hunter Street 
and De Mestre Place, Sydney (West Site). 

Table 1-2 and Table 1-3 below set out the address, 
legal description and area of the parcels of land that 
comprise the Hunter Street Station (Sydney CBD) 
land that is the subject of this Planning Proposal. 
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2 Drivers

 – Consider environmental impacts, such 
as overshadowing and solar access, 
visual comfort, wind and reflectivity

 – Adhere to the principles of ecologically 
sustainable development

 – Prioritise active transport modes and improve 
the permeability of the pedestrian network

 – Demonstrate that the development is capable 
of achieving best practice energy performance 
in the common areas of the part of the 
building to be used as office premises

 – Reduce greenhouse gas (GHG) emissions, 
potable water use and waste generation

 – Utilise low carbon and renewable energy

 – Adapt to climate change

 – Increase the recycling of waste and the 
use of products from recycled sources

 – Improve indoor environmental quality

 – Minimise the environmental impact from building 
materials through reduction, re-use and recycling 
of materials, resources and building components

 – Enhance biodiversity

 – Reduce the need for active heating and cooling 
by incorporating passive design measures

 – Be capable of achieving a 5.5 star NABERS 
Energy for Offices rating for the base building for 
new developments containing office premises 
with a net lettable area of 1,000 m2 or more 

 – Move toward net zero carbon

 – Reduce the consumption of potable 
water, including the harvesting and 
reuse of rainwater and stormwater

 – Minimise waste generation, and encourage the 
recycling of construction and demolition waste

 – Maximise recovery, recycling and 
reuse of operational waste

 – Install dual plumbing systems and make 
provision for a future ready connection 
to a recycled water network

 – Drive the uptake of proven GHG emissions 
reduction technologies to reduce the cost

 – Empower consumers and businesses 
to make sustainable choices

 – Invest in the next wave of GHG emissions 
reduction innovation to ensure economic 
prosperity from decarbonisation

 – Electrify all energy uses and supply all energy 
uses with renewable electricity by 2030

 – Plan operational improvements and projects, 
and decarbonisation pathways for businesses

 – Accelerate the transformation of the built 
environment towards net zero emissions under 
a range of Net Zero Buildings initiatives that 
leverage NABERS (embodied and operational 
GHG emissions), green finance mechanisms 
and BASIX enhancements that align with 
the Trajectory for low energy buildings

 – Integrate features in a building's fabric and 
services to facilitate the efficient use of energy

 – Comply with Verification Methods 
under Section J energy efficiency:

• JV1 NABERS Energy for Offices - obtain a 
minimum 5.5 star NABERS Energy for Offices 
base building Commitment Agreement

• JV2 Green Star - register for a Green 
Star rating and demonstrate that the 
annual GHG emissions of the proposed 
building are less than 90% of the GHG 
emissions of a reference building

• JV3 Verification using a reference building - 
demonstrate that the annual GHG emissions 
of the proposed building are not more than 
the GHG emissions of a reference building

 – Meet and exceed the deemed to satisfy (DTS) 
provisions of Section J Energy efficiency

 – Achieve a thermal comfort level of between 
a Predicted Mean Vote (PMV) of -1 to +1 
across not less than 95% of the floor area of 
all occupied zones for not less than 98% of 
the annual hours of operation of the building

 – Register and obtain a Green Star Buildings rating

 – Meet Minimum Expectations:

• Manage environmental impacts 
during construction

• Verify the effective operation of building systems

• Enable practices that reduce operational waste

• Improve the indoor environment quality

• Address climate change

• Emit less GHG emissions in 
construction and during operation

• Achieve a water efficient operation

• Promote physical activity

• Embrace diversity

• Protect environmentally sensitive areas

 – Align with the Climate Positive Pathway:

• Drive credible reductions in upfront 
and operational carbon

• Avoid locking in fossil fuels

• Electrify all energy uses and supply all 
energy uses with renewable electricity

• Offset operational carbon that cannot be 
eliminated using nature-based solutions, and 
carbon capture and storage technologies

 – Disclose the energy and water 
performance of assessable assets

 – Demonstrate credible savings in energy 
and water costs through the efficient design 
of a building's fabric and services

 – Represent good quality design and 
reflect market requirements

This section outlines a number of relevant Local 
and State regulations and plans the Hunter Street 
OSD sustainability strategy and indicative building 
envelop design has been assessed against to 
ensure alignment of sustainability objectives. In 
addition, multiple National overarching programs 
and regulatory requirements have also been utilised 
as guides in the evaluation to ensure best practice 
principles and performance benchmarks could be 
achieved. 

The relevant regulations and programs which the 
Hunter Street OSD creates alignment with are the 
following:  

 – Sydney Local Environment Plan (LEP) 
2012 - Including Amendment No.64 

 – Sydney Development Control Plan (DCP)

 – Planning Proposal - Central Sydney

 – Net Zero Energy Plan 1: 2020-2030 
Implementation Update 

 – National Construction Code Volume 1 : 2019

 – Green Star Buildings

 – NABERS Energy & Water 
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3 Climate Responsive Design

Resiliency is fundamental to decision making. 
Development must take account of science-based 
climate modelling to ensure investment in social and 
community infrastructure is secure and assets can 
serve the community long into the future.

To affect sound decision making, RCP 
(Representative Concentration Pathway) 8.5 (high 
emissions scenario) climate modelling, in line with 
the NARCliM (NSW and ACT Regional Climate 
Modelling) Project, has been incorporated into 
analysis to account for future climate scenarios. A 
2070 timeline horizon (far future) has been selected 
based on building design life of 40 years.

The following future climate projections impact are 
identified:

1. Maximum temperatures are projected to 
increase by 1.9 ⁰C and minimum temperatures 
are projected to increase by 2.0 ⁰C

2. The number of cold nights will decrease

3. The number of hot days (above 35 ⁰C) is 
projected to increase up to an additional 
10 - 20 days per year (refer to Figure 
4-1). These increases in hot days are 
projected to occur mainly in spring and 
summer, extending into autumn.

4. Rainfall is projected in to increase 
in summer and autumn

5. Severe fire weather days are projected 
to increase in summer and spring

Figure 3-1 compares the projected increase in 
temperatures over current conditions.

3.1 Climate Analysis 3.2 Sun Path

Figures 3-2 and 3-3 illustrates the sun path diagram 
for winter, mid-season and summer for the Hunter 
Street OSD sites. 

Richard Johnson Square, adjacent to the Hunter 
Street East site, maintains good levels of direct 
morning sunlight throughout summer. The urban 
massing acts to shade the public open spaces on 
summer afternoons, enhancing outdoor comfort and 
liveability.

The indicative OSD building envelopes receive good 
levels of direct sunlight throughout the year.

The indicative OSD building envelope for the east 
site receives a good level of direct morning sunlight. 
Lower levels are generally protected by surrounding 
development to the west.

The indicative OSD building envelope for the west 
site is exposed to low angle sunlight from the west 
and north west in the afternoon. Facade optimisation 
measures to mitigate and manage visual discomfort 
for commercial tenants and improve passive design 
is recommended. 

Figure 3-1 | Annual hourly ambient dry bulb temperature; [top] current; [bottom] 2070

Figure 3-2 | Sun path diagram for the Hunter Street sites (south west perspective of indicative OSD building envelopes)

Figure 3-3 | Sun path diagram for the Hunter Street sites (plan view of indicative OSD building envelopes)

Microclimate and building performance analysis has 
been conducted in evaluating how the indicative OSD 
and public realm can react appropriately in the face 
of increasing temperatures.  Analysis carried out 
includes the following: 

 – Sun Path Analysis - tracking the sun moves 
throughout the year and what considerations 
the indicative design will need to consider in 
regards to the management of solar gain. 

 –  Solar Reflectivity - understanding how 
the indicative building envelope can 
contribute to solar glare onto the ground 
level and neighbouring buildings. 

 – Solar Gain - measuring levels of direct solar gain 
across the indicative building envelope to assess 
which areas can reduce summer heat gain through 
shading and reduced glazed areas and allow 
winter heat gain to improve passive performance.

 – Visual Comfort - analysis of daylight 
penetration to inform indicative building 
envelope form and optimisation of the facade. 
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3.4 Sun Hours

A sun hours analysis was conducted to assess 
direct sunlight exposure to the indicative OSD 
building envelopes and public open spaces. 
Figures 3-6 to 3-9 illustrate the number of direct 
sunlight hours received by the indicative OSD 
building envelopes for the west and east sites 
throughout the year.

The Hunter Street OSD is within a highly 
dense and extensively overshadowed urban 
environment. The intent is to utilise and 
maintain sun access, wherever possible.

Public open spaces in summer see a balanced 
combination of shaded and partially exposed 
areas, creating diversity of street typology for 
activation.

The indicative OSD building envelope for 
the east site receives high levels of direct 
sunlight to the upper north east and north west 
elevations throughout the year. To balance 
solar exposure across the upper and lower 
elevations, the facade design should integrate 
climate responsive measures to optimise 
performance.

The indicative OSD building envelope for the 
west site receives good levels of direct sunlight 
to the north elevation throughout the year. The 
west elevation is extensively overshadowed in 
winter by neighbouring development on George 
Street.

Figure 3-6 | Sun hours analysis - summer; plan view

Figure 3-7 | Sun hour analysis - winter; plan view

Figure 3-8 | Sun hours analysis - indicative OSD building envelope - east site; [top left and right] south west; [bottom left and right] east

Figure 3-9 | Sun hours analysis - indicative OSD building envelope - west site; [top left and right] south west; [bottom left and right] east

SUMMER

SUMMER

SUMMER

SUMMER

WINTER

WINTER

WINTER

WINTER

Reducing the solar reflectivity of buildings can help to 
address pedestrian visual discomfort and hazardous 
glare for motorists. It also assists in mitigating 
localised urban heat island effects.

Figures 3-4 and 3-5 illustrate direct solar reflectance 
to adjacent buildings and the ground plane attributed 
only to those elevations of the indicative OSD 
building envelopes deemed to pose a risk, including 
time of year.

The following instances occur where solar reflectivity 
reaches ground level:

 – The south west elevation of the indicative 
OSD building envelope for the east site  
reflects direct afternoon summer sun 
along Hunter Street to George Street

 – The north elevation the indicative OSD 
building envelope for the west site reflects 
direct midday summer sun to adjacent 
buildings across Hunter Street

Mitigation measures to reduce the impact of solar 
reflectivity and urban heat island effect attributed 
to the Hunter Street OSD could include one or a 
combination of the following:

 – External horizontal and vertical shading elements

 – Intrinsic features of the building form, 
such as reveals and returns

 – Utilisation of matte or non-reflective 
materials, where possible

3.3 Solar Reflectivity

Figure 3-4 | Solar reflectivity attributed to the indicative OSD building envelope (east site) - summer; [left, middle and right] 8am, 12pm and 4pm

Figure 3-5 | Solar reflectivity attributed to the indicative OSD building envelope (west site) - summer; [left, middle and right] 8am, 12pm and 4pm
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Figure 3-11 | Daylight Autonomy - indicative OSD building envelope - west site

Indoor environmental quality and access to daylight 
is essential to showcase design excellence. Visual 
comfort analysis has been conducted to identify 
whether the indicative OSD buildings envelopes 
receive good levels of daylight access.

The indicative OSD building envelopes experience 
a varying daylight access performance at lower and 
upper levels, primarily due to overshadowing from 
adjacent buildings (see Figures 3-10 and 3-11).

3.5 Visual Comfort

Optimisation of daylight access has considered the 
application of a rectilinear floor plate and potential 
varied facade articulation across levels, including 
varying visible light transmittance of glazing, shading 
ratio and window to wall ratio.

Figure 3-10 | Daylight Autonomy - indicative OSD building envelope - east site
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PACKAGE ASSETS MINIMUM RATING TARGETS JUSTIFICATION

Hunter Street 
OSD

East and West buildings

 – Commercial office

 – 6 star Green Star Buildings v1 Guidance on sustainable development - City of Sydney Council

PCA Premium Grade office quality guidelines

 – 6 star NABERS Energy for Offices (base building) 
(Commitment Agreement) (without GreenPower)

Green Star Buildings, Credit 22 Energy Use, Exceptional 
Performance, NABERS Commitment Agreement Pathway

 – 4.5 star NABERS Water for Offices Guidance on sustainable development, City of Sydney Council

 – 5 star NABERS Water for Offices (stretch target) Verifiable performance, see Section 6

4 Sustainability Rating Strategy

Table 4-1 | Sustainability rating strategy setting out the minimum target ratings for the Hunter Street OSD
A sustainability rating strategy has been established 
for SMW packages and station development. 
Sustainability rating requirements are correlated 
across a range of current and emerging regulatory, 
policy, statutory planning and Sydney Metro 
requirements, and market recognised standards, 
drivers and trends.

Minimum sustainability rating targets for the Hunter 
Street OSD and their justification are outlined in Table 
4-1. Together with the drivers presented in Section 
2, these minimum sustainability rating targets meet 
and exceed the best practice energy performance 
nominated in clause 7.25A Sustainable development 
in Central Sydney tower cluster areas of the Sydney 
LEP 2012 (Amendment No 64).

An indicative energy and water approach is set out in 
Sections 5 and 6, respectively.

Sustainable transport considerations are presented in 
Section 7.

The indicative design response is summarised in 
Section 8.

A Preliminary Green Star Buildings Scorecard is 
provided in Appendix A for guidance only.

The Green Building Council of Australia (GBCA) 
is helping to drive the transformation of the built 
environment to a climate positive future. The science 
of climate change and an understanding of how the 
built environment needs to act is captured in the role 
and targets set in Green Star Buildings.

The Climate Positive Pathway sets a Whole Life 
Carbon Vision that leverages the World Green 
Building Council’s (WorldGBC's) Advancing Net 
Zero program that is working toward total sector 
decarbonisation by 2050.

Referring to Figure 4-1, the scope of the World 
Green Building Council’s Whole Life Carbon Vision 
considers the complete life cycle modules of those 
defined in EN 15978, i.e. Upfront Carbon (A1-A5), 
Use Stage Embodied Carbon (B1-B5), Operational 
Carbon (B6) and End of Life Carbon (C1-C4).

The Climate Positive Pathway established under the 
Green Star Buildings tool sets out provisions to:

 – Reduce

• Drive credible reductions in Upfront 
Carbon and Operational Carbon

 – Eliminate

• Avoid locking in fossil fuels

• Install systems that use low impact refrigerants

• Electrify all energy uses and purchase 
100% renewable electricity

 – Compensate

• Offset operational greenhouse gas (GHG) 
emissions that cannot be immediately 
eliminated (e.g. refrigerants and standby 
generator test diesel fuel use)

4.2 Climate Positive4.1 General

 – Neutralise

• Neutralise GHG emissions that cannot 
be eliminated (e.g. product and material 
manufacturing, use and disposal, 
construction activities, water supply, 
wastewater treatment, and waste transport 
and treatment) through short-term nature-
based solutions, and long-term carbon 
capture and storage technologies

Assuming certification will occur after 1 January 
2030, the following Climate Positive Pathway 
requirements will apply to the Hunter Street OSD 
under a 6 star Green Star pathway:

1. Credit 21 Upfront Carbon Emissions 
| Exceptional Performance | 40% 
reduction in upfront carbon emissions 
over a standard practice building

2. Credit 22 Energy Use | Exceptional 
Performance | NABERS Commitment 
Agreement Pathway - 6 star NABERS Energy

3. Credit 23 Energy Source | Minimum 
Expectation | preparation of a Zero 
Carbon Action Plan (ZCAP)

4. Credit 23 Energy Source | Exceptional 
Performance | 100% of the building’s 
energy comes from renewables

5. Credit 24 Other Carbon Emissions 
| Credit Achievement | high GWP 
refrigerants are eliminated or offset

6. Credit 24 Other Carbon Emissions | 
Exceptional Performance | 100% of 
residual embodied emissions are offset

Figure 4-1 | Scope of the World GBC's Whole Life Carbon Vision
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5 Energy Strategy

5.1 Energy Performance

Operational energy performance is a major 
contributor to the building life cycle carbon footprint.

The indicative OSD has been evaluated against the 
nominated sustainability rating targets detailed in 
Table 4-1 to verify the energy performance.

Preliminary building energy models have been 
developed in accordance with NABERS protocols for 
the indicative East and West OSD sites.

A minimum 6 star NABERS Energy for Offices target 
has been established for the Hunter Street OSD. The 
indicative OSD design was found to meet this energy 
performance target based the nominated passive and 
active design measures presented in Table 5-1. The 
nominated measures are only intended to provide 
guidance for future design development by others.

Figures 5-1 and 5-2 presents the following for 
indicative East and West OSD sites, respectively:

 – Predicted monthly energy consumption by end use

 – Predicted annual energy performance 
against the 6 star NABERS Energy 
budget, including 15% margin

PASSIVE DESIGN MEASURES ACTIVE DESIGN MEASURES

 – Upper levels (where subject to a high to medium 
solar exposure)

• 60% window to wall ratio (average for all levels 
and elevations)

• Glazing system U-value 2.8 W/m2.K | SHGC 
0.23

• 600mm deep horizontal shading at 900mm and 
2400mm above floor level applied to the north, 
east and west elevations

• 600mm deep vertical shading to the west 
elevation at an interval aligned with the curtain 
wall module width

 – Lower levels (where subject to a low solar 
exposure)

• 70% window to wall ratio (average for all levels 
and elevations)

• Glazing system U-value 2.8 W/m2.K | SHGC 
0.25

 – Envelope wall system R-value 1.5 m2.K/W 
(total R-value 3.5 m2.K/W)

 – Spandrel system R-value 1.0 m2.K/W 
(total R-value 3.5 m2.K/W)

 – Envelope roof total R-value 5.0 m2.K/W

 – Envelope floor total R-value 2.0 m2.K/W

 – Internal temperature setpoint of 22.5 
± 1.5 °C for all office zones

 – All other internal conditions and operational profiles are 
in line with NABERS protocols

 – Active chilled beam (ACB) with constant air volume 
(CAV) system to the perimeter office zones

 – Variable air volume (VAV) system 
to the centre office zones

 – Central air handling plant (including economy 
cycle and demand control ventilation) separately 
serving the hybrid ACB and VAV heating, 
ventilation and air conditioning (HVAC) systems

 – 15% improvement in the energy efficiency ratio 
(EER) over Part J5.10 Refrigerant chillers (NCC 
2019, Section J Energy efficiency) for water-cooled 
chiller plant serving comfort cooling systems

 – A seasonal coefficient of performance (COP) > 3.5 for 
air-to-water polyvalent heat pump plant serving space 
heating and domestic hot water heating systems, 
and comfort cooling low load/peak load conditions

 – Rooftop solar PV systems to be maximised 
to deliver approximately 3-4% of the total 
annual energy consumption (verified in 
coordination with the indicative OSD)

Table 5-1 | Passive and active design measures provided for guidance of future design development

Figure 5-1 | East site energy consumption breakdown. [Right] annual consumption vs NABERS 6 star benchmark. [Left] monthly energy consumption broken down by use.

Figure 5-2 | West site energy consumption breakdown. [Right] annual consumption vs NABERS 6 star benchmark. [Left] monthly energy consumption broken down by use.
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6 Water Strategy

6.1 Water Performance

To support water resilience, buildings must integrate 
water efficiency measures and make use of 
alternative water sources to reduce the demand for 
potable water.

The indicative OSD has been evaluated against the 
nominated sustainability rating targets detailed in 
Table 4-1 to verify the water performance.

The indicative OSD has been assessed against the 
NABERS Water for Offices and Green Star Buildings 
(Credit 25 Water Use) rating systems.

Preliminary building water balance analysis has been 
carried out in accordance with the related protocols of 
each rating system.

The indicative OSD was found to meet the NABERS 
annual potable water consumption targets presented 
in Table 6-1 based on the water efficiency measures 
presented in Table 6-2. The nominated measures are 
only intended to provide guidance for future design 
development by others.

Figures 6-1 and 6-2 visually presents the indicative 
performance against the NABERS water benchmarks 
and water balance for the indicative East and West 
OSD sites, respectively.

SITE TARGET / BUDGET

East  – 4.5 star

 – 40,418 kL/year

West  – 4.5 star

 – 34,045 kL/year

Table 6-1 | NABERS Water budgets for each site

WATER EFFICIENCY POTENTIAL PATHWAYS

 – Toilets - 5 star WELS rating

 – Urinals - 5 star WELS rating

 – Wash hand basin taps - 6 star WELS rating

 – Kitchen taps - 6 star WELS rating

 – Showers - 4 star WELS rating

 – Dishwashers - 5 star WELS rating

 – Dual plumbing systems serving all non-potable water demands, 
including toilet and urinal flushing, landscape irrigation and make-up 
water for heat rejection systems

 – 25 kL rainwater tank and treatment system for rainwater harvesting 
and reuse to meet a proportion of the non-potable water demands

 – Future ready connection for a recycled water network, including future 
ready space provision for a recycled water tank

 – Closed circuit cooler (hybrid cooling tower) plant for heat rejection 
serving base building and tenant supplementary loop

 – Landscape design - total average crop coefficient less than 0.6

 – Landscape irrigation - subsurface drip irrigation - 90% system 
efficiency

 – Fire protection system - water is not expelled during testing

Table 6-2 | Water efficiency measures incorporated for guidance of future design development

Figure 6-1 | East site water consumption breakdown; [right] annual consumption vs NABERS 4.5 star benchmark; [left] monthly water consumption broken down by end use

Figure 6-2 | West site water consumption breakdown; [right] annual consumption vs NABERS 4.5 star benchmark; [left] monthly water consumption broken down by end use
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7 Sustainable Transport

7.1 Movement and Place 7.2 End of Trip Facilities

The Council has set provisions that:

 – Prioritise active transport modes and improve 
the permeability of the pedestrian network

 – Reduce private vehicle use and encourage 
active, shared and public transport use

Relevant Sydney DCP 2012 design controls include:

 – One (1) carshare parking space per 30 
car spaces must be provided for any 
office, business or retail premises

 – One (1) occupant bicycle parking space 
per 150 m2 and one (1) visitor bicycle 
parking space per 400 m2 of floor space of 
commercial development must be provided

 – One (1) occupant bicycle parking space per 
250 m2 and two (2) + one (1) visitor bicycle 
parking space per 100 m2  over 100 m² of floor 
space of retail development must be provided

 – One (1) personal locker for each bike parking 
space for non-residential developments

 – One (1) shower and change cubicle 
for up to 10 bike parking spaces

 – Two (2) shower and change cubicle for up 
to 11 to 20 or more bike parking spaces

 – Two (2) additional shower and change 
cubicle for each additional 20 bike 
parking spaces of part thereof

To encourage workers and visitors to use active, low 
carbon and public transport options instead of private 
vehicles, the criteria set out in Green Star Buildings 
(Credit 27 Movement and Place) has been set as a 
benchmark for the indicative Hunter Street OSD.

Table 7-1 details the various buildings uses, and 
associated areas and population, and the end of trip 
facilities requirements (including showers, lockers 
and bike racks).

Commercial and retail occupancies are based on 
Table D1.13 of NCC 2019.

The relevant Sydney DCP 2012 design controls 

The Green Star Movement and Place calculator has 
been applied to assess emissions reduction from 
transport by encouraging active and public transport 
use to reduce vehicle kilometres travelled. Table 7-3 
details the inputs used in the Green Star Buildings 
Movement and Place calculator for both the East and 
West indicative OSD and a baseline based on 2016 
Census results.

Baseline mode share data is based on 2016 Census 
data. Proposed mode share data are early estimates 
extracted from the Transport and Accessibility Impact 
Assessment. Adjusted mode share data is based 
on aspirational targets that aim to encourage active 
mode transport in support of Green Star criteria.

Assessing each building individually, the following 
targets were met when applying the adjusted mode 
share:

 – Private vehicle use emissions reduction: 40%

 – Active mode encouragement: 90%

 – Vehicle Kilometres Travelled (VKT) reduction: 20%

 – Amenity diversity: 10 amenities across five 
categories within 400m of the building

The required bicycle parking facilities to meet 
or exceed the 90% active mode encouragement 
are presented in Table 7-1. The calculation for 
bicycle parking provisions is heavily reliant on the 
baseline active mode share (bicycle and walking). 
Recommended bicycle parking is presented in the 
case where the proposed mode share are subject to 
change.

The proposed car parking provision of 35 spaces 
at each subject site is less than the LEP maximum 
rates set out in Table 7-4. Given the proximity of the 
subject site to a range of public transport links, the 
reduction in the number of spaces compared to the 
prior parking provisions is considered appropriate.

By providing a lower number of commercial and retail 
parking spaces than the LEP maximum, employees 
will be discouraged from using private vehicles 
for work commuting trips, catalysing a shift to 
sustainable transport modes and reducing impacts on 
the broader road network. 

The sustainable transport initiatives and ready 
access to metro services drive private vehicle 
use emissions reductions of circa 70% and a VKT 
reduction of circa 75%.

These criteria include:

 – Minimum Expectation

• The building must include showers and 
changing facilities for building occupants

• These facilities must be accessible, inclusive 
and located in a safe and protected space

 – Credit Achievement

• Access for cyclists and the provision of 
bicycle parking facilities must be prioritised

• A Sustainable Transport Plan must 
be prepared and implemented

• Electric vehicle (EV) charging 
capabilities must be integrated

• Transport options that reduce the 
need for private fossil fuel powered 
vehicles must be prioritised

• The building's design and location 
must encourage walking

To ensure the proposed OSD can support the 
transition to electric vehicles, the following initiatives 
are addressed within the context of electrical 
infrastructure, and EV ready and EV capable 
capacity:

 – EV ready

• EV charging points to at least 5% 
of all car parking spaces

• EV charging points to all car share parking 
spaces (in addition to the 5% provided) 

 – EV capable

• Electrical infrastructure and a load management 
plan prepared to allow for future installation 
of EV charging to 25% of all car parking 
spaces (including the EV ready provision)

• A dedicated, safe, unobstructed route from 
the electrical supply point that allows for the 
future provision of all necessary electrical 
cabling to all car parking spaces without 
the need for substantial builders work in 
connection to the electrical cabling installation

BASELINE PROPOSED

Work weeks 48 48

Avoided trips 2% 2%

Average trip length 18.26 km 18.26 km

MODE
COMMERCIAL

BASELINE PROPOSED ADJUSTED

Train 53.18% 36.17% 33.64%

Bus 22.01% 17.60% 16.38%

Ferry 3.01% 3.01% 2.80%

Tram 0.36% 3.92% 3.65%

Metro 0.00% 28.95% 26.93%

Car Driver 12.62% 3.03% 3.03%

Car Passenger 1.89% 0.38% 0.38%

Motorbike 0.00% 0.00% 0.00%

Bicycle 1.43% 1.43% 9.17%

Walk 5.52% 5.52% 4.02%

EAST WEST
USE TYPE Commercial Retail Commercial Retail

AREA 81,769 m² 1,454 m² 65,914 m² 933 m²

POPULATION 8,177 485 6,591 311

REQUIRED SHOWERS 75 5 61 5

REQUIRED LOCKERS 1,023 61 824 39

REQUIRED BIKE RACKS 750 22 605 15

RECOMMENDED BIKE RACKS 760 30 610 20

7.3 Private Vehicle Use

Work weeks refer to the number of normal working 
weeks per annum for employees. This is assumed to 
be 48 weeks (assuming a typical 4-week or 20-day 
annual leave provision).

Avoided trips refer to the tendency of employees 
to work from home or otherwise not take a 
commuting trip during a work week. This avoided 
trips percentage for the proposed buildings is based 
on Census data. It is expected that the proposed 
avoided trips percentage will increase once COVID 
and flexible working trends are better understood.

Average trip length is based on Statistical Area Level 
2 (SA2) Census data for the development location. 
The baseline and proposed building average trip 
length is deemed equivalent.

Emissions intensity is based on the Green Star 
Movement and Place calculator, and assumes both 
Sydney Trains and Sydney Metro are net zero in 
operation.

Table 7-5 details the baseline, proposed and adjusted 
mode share for commercial building use for input to 
the Green Star Movement and Place calculator.

Located in the Sydney CBD, occupants have access 
to a diverse range of amenities, encouraging the 
walkability of the proposed sites. This is supported by 
the results from the Movement and Place calculator 
showing both sites meet the amenity diversity criteria 
outlined above. 

This presents a compelling sustainable transport 
response for the indicative OSD.

and Green Star Buildings criteria have been applied 
when determining the required number of showers, 
lockers and bicycle parking provision. Where there is 
an inconsistency, the more onerous requirement has 
been met. Table 7-2 identifies the end of trip facilities 
driver for each building and its uses.

End of Trip facilities has been coordinated with the 
Transport and Accessibility Impact Assessment. 

Table 7-1 | Building uses, and associated areas and population, and the number of showers, lockers and bike racks required

Table 7-2 | End of trip facilities driver

Table 7-3 | Movement and Place calculator inputs

Table 7-5 | Commercial mode share for different scenarios

Table 7-4 | Car parking spaces, inclusive of car share provision

LAND USE
MAXIMUM 
SPACES

PROPOSED 
SPACES

WEST EAST WEST EAST

COMMERCIAL 74 72 70

RETAIL 1 1 0 0

CAR SHARE 2 2 1 1

7.4 Electric Vehicles

EAST WEST
USE TYPE Commercial Retail Commercial Retail

SHOWERS DCP Green Star DCP Green Star

LOCKERS Green Star Green Star Green Star Green Star

BIKE RACKS DCP DCP DCP DCP
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8 Indicative Design Response

The indicative Hunter Street OSD will target the 
following minimum sustainability rating targets:

 – 6 star Green Star Buildings

 – 6 star NABERS Energy for Offices 
rating (base building) (Commitment 
Agreement) (without GreenPower)

 – 4.5 star NABERS Water for Offices

The minimum sustainability rating targets nominated 
meet and exceed the best practice energy 
performance nominated in clause 7.25A Sustainable 
development in Central Sydney tower cluster areas of 
the Sydney LEP 2012 (Amendment No 64).

Further to the minimum 6 star Green Star Buildings 
rating target, the following Climate Positive Pathway 
has been established for the Hunter Street OSD:

 – Achieve a 40% reduction in upfront carbon 
emissions over a standard practice building

 – Prepare a Zero Carbon Action Plan (ZCAP) to 
transition any residual fossil fuel systems to 
fossil fuel-free systems and their end of life

 – Source 100% of the building’s 
electricity from renewables

 – Eliminate or offset high GWP refrigerants

 – Offset 100% of residual embodied emissions

Passive and active design measures to reduce 
energy use intensity have been presented in Section 
5 as guidelines for the indicative OSD. These also 
leverage facade optimisation to balance daylight 
access and visual comfort, thermal comfort and 
energy efficiency within the context of the indicative 
OSD.

Electrification of all energy uses of the buildings 
and 100% renewable electricity is considered. 
The capacity of on-site renewable energy systems 
has been evaluated and are expected to deliver 
approximately 3-4% of the total annual energy 
consumption. Passive and active design measures, 
and the deployment of advanced technologies aim 
to minimise the need for infrastructure augmentation 
and reduce operational costs.

The indicative OSD building envelope for the east 
site receives high levels of direct sunlight to the upper 
north east and north west elevations throughout the 
year. To balance solar exposure across the upper 
and lower elevations, the facade design should 
integrate climate responsive measures to optimise 
performance.

The indicative OSD building envelope for the west 
site receives good levels of direct sunlight to the 
north elevation throughout the year. The west 
elevation is extensively overshadowed in winter by 
neighbouring development on George Street.

Richard Johnson Square, adjacent to the Hunter 
Street East site, maintains good levels of direct 
morning sunlight throughout summer.

The urban massing acts to shade the public open 
spaces on summer afternoons, enhancing outdoor 
comfort and liveability.

Water efficiency measures and the use of alternative 
water sources to reduce the demand for potable 
water have been presented in Section 6 as guidelines 
to support water resilience.

8.2 ESD Strategy 

Dual plumbing systems should be installed to serve all 
non-potable water demands, including toilet and urinal 
flushing, landscape irrigation and make-up water for heat 
rejection systems. This can be supported by the integration 
of 25 kL rainwater tank and treatment systems for 
rainwater harvesting and reuse to meet a proportion of the 
non-potable water demands. Future ready connections for 
a recycled water network should be provisioned, including 
future ready space provision for a recycled water tank.

Sustainable transport initiatives have been evaluated in 
Section 7 to:

 – Reduce the emissions attributed to private vehicle 
use by 40% and vehicle kilometres travelled by 20%

 – Encourage walkability by demonstrating there 
are a range of diverse amenities within 400m

 – Improve active mode uses by 90%

In alignment with Green Star requirements, at least 90% of 
construction and demolition waste should be diverted from 
landfill and a waste management plan developed to:

 – Identify, quantify and classify the likely waste streams 
generated during construction and operation

 – Promote responsible source separation to reduce the 
amount of waste that goes to landfill by implementing 
convenient and efficient waste management systems

8.1 Basis of ESD Design Guidelines
COMMERCIAL

6 star Green Star Buildings

6 star NABERS Energy
4.5 star NABERS Water 

reduction in embodied carbon emissions

CLIMATE POSITIVE

40%
renewable energy100%
elimination / offset of other emissions100%

30% reduction in life cycle impacts

In combination with the Sustainability Rating 
Strategy, the following performance targets have 
been identified to align with the Green Star Climate 
Positive Pathway
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Appendix A Preliminary Green Star Buildings Scorecard

The purpose of this preliminary assessment is to demonstrate that the Green Star target rating is achievable within the indicative Hunter Street OSDs.
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