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Key Terms and Abbreviations 

Key Term or Abbreviation Meaning Source 

Characteristics Elements, or combinations of elements, which make a contribution to 
distinctive landscape character 

GLVIA3 

CoS City of Sydney Council N/A 

DA Development application EP&A Act 

DCP Development control plan EP&A Act 

Designated landscape Areas of landscape identified as being of importance at international, 
national or local levels, either defined by statute or identified in 
development plans or other documents 

GLVIA3 

DPIE NSW Department of Planning and Environment N/a 

Elements Individual parts which make up the landscape, such as, for example, trees, 
hedges and buildings 

GLVIA3 

Enhancement Proposals that seek to improve the landscape resource and the visual 
amenity of the proposed development site and its wider setting, over and 
above its baseline condition 

GLVIA3 

Feature Particularly prominent or eye-catching elements in the landscape, such as 
tree clumps, church towers or wooded skylines OR a particular aspect of 
the project proposal 

GLVIA3 

Key characteristics Those combinations of elements which are particularly important to the 
current character of the landscape and help to give an area its particularly 
distinctive sense of place 

GLVIA3 

Landform The shape and form of the land surface which has resulted from 
combinations of geology, geomorphology, slope, elevation and physical 
processes 

GLVIA3 

Landscape An area, as perceived by people, the character of which is the result of the 
action and interaction of natural and/or human factors 

GLVIA3 

Landscape character A distinct, recognisable and consistent pattern of elements in the 
landscape that makes one landscape different from another, rather than 
better or worse 

GLVIA3 

Landscape character areas These are single unique areas which are the discrete geographical areas of 
a particular landscape type 

GLVIA3 

Landscape character types These are distinct types of landscape that are relatively homogeneous in 
character. They are generic in nature in that they may occur in different 
areas in different parts of the country, but wherever they occur they share 
broadly similar combinations of geology, topography, drainage patterns, 
vegetation and historical land use and settlement pattern, and perceptual 
and aesthetic attributes. 

GLVIA3 

Landscape quality A measure of the physical state of the landscape. It may include the extent 
to which typical character is represented in individual areas, the intactness 
of the landscape and the condition of individual elements 

GLVIA3 

Landscape value The relative value that is attached to different landscapes by society. A 
landscape may be valued by different stakeholders for a whole variety of 
reasons 

GLVIA3 

LEP Local environmental plan EP&A Act 

LSPS Local strategic planning statement EP&A Act 
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Key Term or Abbreviation Meaning Source 

Magnitude A term that combines judgements about the size and scale of the effect, 
the extent of the area over which it occurs, whether it is reversible or 
irreversible and whether it is short or long term in duration 

GLVIA3 

Perception Combines the sensory (that we receive through our senses) with the 
cognitive (our knowledge and understanding gained from many sources 
and experiences) 

GLVIA3 

Sensitivity A term applied to specific receptors, combining judgements of the 
susceptibility of the receptor to the specific type of change or development 
proposed and the value related to that receptor 

GLVIA3 

Significance A measure of the importance or gravity of the environmental effect, 
defined by significance criteria specific to the environmental topic 

GLVIA3 

Visual amenity The overall pleasantness of the views people enjoy of their surroundings, 
which provides an attractive visual setting or backdrop for the enjoyment 
of activities of the people living, working, recreating, visiting or travelling 
through an area 

GLVIA3 

Visual impacts Effects on specific views and on the general visual amenity experienced by 
people 

GLVIA3 

Visual receptor Individuals and/or defined groups of people who have the potential to be 
affected by a proposal 

GLVIA3 

ZTV A map, usually digitally produced, showing areas of land within which a 
development is theoretically visible 

GLVIA3 
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Executive Summary 
The purpose of this Visual Impact Assessment (VIA) is to identify, describe and assess the appropriateness of the 
potential visual impact of a Planning Proposal to amend the Sydney Local Environment Plan 2012 (Sydney LEP 
2012) for land located at 56 Pitt Street, 58 Pitt Street, 3 Spring Street and 60 Pitt Street, Sydney (commonly known 
as ‘Pitt & Bridge, Sydney’). The methodology used as the basis for this VIA is derived from the GLIVA 3, adjusted to 
better suit an urban and NSW context. 

The site is located in the north-east part of Central Sydney. It has a large area and frontages to four (4) streets, 
including to a corner of the important Pitt Street and Bridge Street intersection. Due to its location, size and 
frontages, it is a prominent site. 

It is proposed to amend the Sydney LEP 2012 to primarily provide for increased FSR and height for the site. The 
indicative concept scheme provides for a commercial office building comprising a podium and tower form up to 
a height of RL 310.00m (approximately 305m above ground). Due to the attributes of the site and the desire to 
achieve sky view outcomes, the tower has a distinct profile comprising slender northern and southern elevation 
and longer eastern and western elevations. 

The proposal has been brought about by the release of the Central Sydney Planning Strategy (CSPS). While the 
existing statutory planning framework provides for substantial FSR and height on the site, the CSPS seeks the 
delivery of a substantial quantum of additional commercial office space, and designates the site and surrounds 
as part of a defined tower cluster where substantial new development for employment floor space may be 
realised. The CSPS also provides clarity on a range of other amenity focussed matters, including views. It 
proposes to retain existing provisions which address the character of the Bridge Street streetscape. 

Due to its location near the north-east edge of Central Sydney, the pattern of streets, blocks and buildings in 
Central Sydney and its height, the viewshed for the proposal will primarily comprise locations in Central Sydney 
close to the site and locations outside Central Sydney to the north and east. Partial views of the proposal are also 
likely from longer range locations to the west.  

Based on consideration of the likely viewshed and the people who are in the viewshed, eight viewpoints were 
selected for study as part of this VIA. The assessment identified that the selected viewpoints had either a 
medium to high or high sensitivity. Sensitivity was greatest at locations associated with designated viewpoints, 
iconic Sydney features or designated character areas. Magnitude was consistently assessed to be considerable. 
The ongoing duration and scale of the visual effect were key determinants of this assessment. While magnitude 
is usually reduced with distance, due to its location near the north-east edge of Central Sydney, the pattern of 
streets, blocks and buildings in Central Sydney and its height, magnitude is considered to be similar for closer 
range and longer range views. When combining sensitivity and magnitude, the overall significance of visual 
impact has been assessed to be between moderate to high. 

A review of the CSPS and supporting studies such as the views study shows that consequential amendments to 
LEP and DCP provisions have a clear intent of enabling development of substantial scale on the site and 
surrounds. Statements to this effect include ‘this precinct as the future heart of Central Sydney business precinct’ 
and ‘shift the visual centre of the skyline northward’. 

In terms of more detailed content, the CSPS proposes to introduce provisions that seek to protect existing key 
views from public places. The proposal does not impact any of the identified key views. The CSPS also proposes 
to retain the existing character statement and principles for the Bridge Street area.  

The VIA and subsequent assessment against the planning framework determined a number of key matters for 
consideration. These include urban form, occlusion of views of Sydney Tower from locations to the north, tower 
form and the Bridge Street streetscape and the Lands Department Building clock tower. 

In terms of urban form, the proposal will form part of the overall Central Sydney visual unit. In essence, it is a 
tower in a tower setting. While being perceived as a distinct new feature in this view, and indeed from a number 
of viewpoints the new tallest element, it is compatible with the existing and emerging overall character of 
Central Sydney and the desired future character of Central Sydney as envisioned under the CSPS. Due to its 
visual richness, in particular its variety and complexity, Central Sydney will function to mitigate its prominence.  

It is acknowledged that Sydney Tower is a unique visual element within Central Sydney, and can be considered 
to have the attributes of a landmark. However, due to distance it currently appears as a minor visual element 
from viewpoints to the north. Occlusion of views of Sydney Tower from views to the north is a likely outcome of 
the proposed CSPS planning framework. This is considered acceptable as the consequences of retaining existing 
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views to such a minor element include precluding delivery of a substantial amount of new high-quality 
commercial office space that is central to the intent of the CSPS. Due to the heritage listing of the David Jones 
Department Store, Sydney Tower will likely remain a prominent visual feature when viewed from locations to the 
east. On this basis, it is considered unreasonable to maintain existing views from locations to the north. 

The dimensions of the tower form mean that it will be perceived as a slender feature when viewed from the 
north and south. This is important as the northern elevation is considered to be the most sensitive direction in 
terms of visual impact due to its degree of exposure and its association with more sensitive viewpoints. To 
achieve this and deliver the quantum of high grade floor space sought by the CSPS, the western and eastern 
elevations are longer. It is noted that their maximum dimensions comply with the proposed provisions of the 
CSPS. Furthermore, from the selected viewpoints, the VIA has shown that these elevations will not appear out of 
keeping with the existing prevailing form of other existing, proposed and approved towers. 

In terms of the Bridge Street streetscape, the proposal is considered to be more visually responsive to its 
prevailing character than existing development on the site. While the proposal will not enable the silhouette of 
the Lands Department Building clock tower to be visible against the sky, the existing extent of this effect is 
highly limited and give the direction of other provisions, achievement of such an outcome is not considered 
reasonable. Due to a number of reasons, it is noted that the building and its clock tower will remain a prominent 
feature in views. 

Based on this assessment, it is not considered necessary to make fundamental or otherwise large-scale changes 
to the proposal in its current form to satisfactorily manage visual impact.  

It is considered that as part of subsequent detailed Development Application processes that careful 
consideration of line, colour and texture in the composition of the eastern elevation to ensure the Lands 
Department Building clock tower can be readily appreciated. 

On this basis and subject to the mitigation measures outlined in the document, it is considered that the proposal 
in its current form has acceptable visual impact and as such can be supported on visual grounds. 
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1.0 Introduction 
This document is a Visual Impact Assessment (VIA). It has been prepared by Ethos Urban on behalf of Dexus 
Office Trust Australia (Dexus) to support a Planning Proposal to amend the Sydney Local Environmental Plan 
2012 (Sydney LEP 2012) as it applies to land at 56 Pitt Street, 3 Spring Street, 58 Pitt Street and 60 Pitt Street, 
Sydney (commonly known as ‘Pitt & Bridge, Sydney) (the subject site).  

The purpose of this VIA is to identify, describe and assess the potential visual impact of the Planning Proposal 
based on an indicative concept scheme.  

The document is structured as follows: 

• Part 1: Introduction: identifies the nature of this document. 

• Part 2: The site and its context: identifies and describes the site and its context. 

• Part 3: The proposal: describes the proposal. 

• Part 4: The planning framework: identifies the relevant parts of the planning framework applicable to the 
assessment of visual impact. 

• Part 5: Methodology: outlines the methodology used in this VIA, including how sensitivity and magnitude 
combine to determine significance of impact. 

• Part 6: Existing visual environment: identifies and describes the existing visual environment, including 
viewshed, visual receptors, viewpoints and overall visual character. 

• Part 7: Visual impact: identifies and describes the potential visual impact of the proposal on views obtained 
from the viewpoints, and assesses the significance of these impacts against the factors of sensitivity and 
magnitude. 

• Part 8: Assessment against the planning framework: assesses the appropriateness of the potential visual 
impacts against the planning framework. 

• Part 9: Discussion of key issues: considers the key issues raised by the VIA and assessment against the 
planning framework. 

• Part 10: Mitigation measures: identifies any mitigation measures to address any adverse visual impacts. 

• Part 11: Conclusion: identifies whether the proposal in its current form can be supported on visual impact 
grounds, and summarises the basis for this determination. 
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2.0 The Site and its Context 
This part of the document identifies and describes the site and its context. 

2.1 The Site 

The site has a total area of 3,288m2 and comprises six (6) individual yet contiguous properties as identified in 
Table 1 and Figure 1. It is irregular in shape and comprises approximate frontages of 35 along Bridge Street, 65m 
along Gresham Street, 35m along Spring Street and 81m along Pitt Street. 

The site is occupied by four (4) individual commercial buildings comprised of ground floor retail premises and 
upper level office premises in tower form. The most notable of these four buildings is the 26-storey Royal 
Exchange Building. This occupies the northern part of the site, and presents to the corners of Bridge Street and 
Pitt Street, and Bridge Street and Gresham Street.  

Table 1 Property Title Description 

Ref No. Lot and DP Address 

1 Lot 1 in DP 222751 56 Pitt Street, Sydney 

2 Lot 1 in DP 558106 3 Spring Street, Sydney 

3 Lot 1 to 33 in SP 57509 58 Pitt Street, Sydney 

4 Lot 5 in DP 192236 60 Pitt Street, Sydney 

5 Lot 4 in DP 192236 

6 Lot 3 in DP 192236 

 
Figure 1 Site Aerial Map 
Source: Nearmap, edits by Ethos Urban 
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2.2 The Site Context 

The site is located in the north-east part of Central Sydney in an existing tower cluster. Distinct from the more 
regular grid pattern of much of the rest of Central Sydney, this area comprises shorter streets on a variety of 
alignments. This diversity coupled with the general narrow width of streets and tall built form contributes to the 
creation of a dense, high urban and complex visual environment  

As illustrated in Figure 2, the surrounding context is dominated by high-rise commercial office towers in addition 
to heritage buildings which are located in the immediate proximity to the site.  

 
Figure 2 Surrounding Development Map 
Source: Nearmap, edits by Ethos Urban 
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3.0 The Proposal 
This section of the document describes the proposal. This Planning Proposal seeks to introduce a new maximum 
Height of Building (HOB) and Floor Space Ratio (FSR) controls for the site, being: 

• A maximum HOB of RL 310.00 (approximately 305m above ground level); and  

• A maximum FSR of 27.4:1, equating to a total maximum commercial premises (office and retail premises) GFA 
of 90,000m2 across the Site.  

FJC has prepared an indicative reference scheme to illustrate how the proposed planning controls may be 
realised in a subsequent development application process. The Planning Proposal Justification Report prepared 
by Ethos Urban and Urban Design Report prepared by FJC provide detail on this scheme.  

In summary, key elements include: 

• A 69 storey tower; 

• 90,000m2 of commercial premises; 

• Approximate tower floor plates of 1,300m2; 

• Podium street wall height to Bridge Street at RL 34.70m; 

• Minimum tower setback to Bridge Street of 13m; 

• Active uses at the street facing ground level; and 

• New pedestrian plaza along Bridge Street and new pedestrianised plaza through the closure and 
embellishment of Gresham Street and part of Spring Street. 

The key visual attributes of the proposal when assessed against formal aesthetic considerations are outlined in 
Table 2 below. 

Table 2 The Proposal – Visual Considerations 

Visual consideration Detail 

Elements and Features The proposal will have two main elements: 
• Podium 

• Tower 

Shape and Form • The podium will be a lower rise form built to all adjoining street alignments 

• The podium will be visually delineated into two parts – the ground level and upper levels 

• The tower will be set back from the podium 

• The tower will be vertically emphasised. Vertically, it will be visually broken into three 
separate components corresponding with service floors, horizontally it will be broken up 
into low and mid rise, high rise and sky rise parts 

• The long axis of the tower will be aligned north-south 

Line The podium and tower will feature curved lines and form which will be particularly evident 
from locations to the north 

Colour It is intended to use a cohesive, neutral external colour palette. This will be further explored 
and determined as part of a design competition and subsequent detailed development 
application stages 

Texture It is intended that the visual expression of the elevations will have a relatively smooth texture 
associated with glass and metal. This will be further determined as part of subsequent 
detailed development applications stages 

The Indicative Reference Scheme is illustrated in Figure 3 and Figure 4 on the following page. 
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Figure 3 Axonometric View of the Indicative Reference Scheme from the North-East 
Source: FJC 

 
Figure 4 Streetscape and Plan View of Tower Base Indent 
Source: FJC 
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4.0 The Planning Framework 
This part of the document identifies the relevant parts of the planning framework applicable to the assessment 
of visual impact. 

4.1 Strategic Plans 

The following strategic plans are relevant to the assessment of visual impact: 

1. Greater Sydney Region Plan – A Metropolis of Three Cities (the Region Plan) 

2. Eastern City District Plan (the District Plan) 

3. City Plan 2036 (the City of Sydney local strategic planning statement) 

4. Central Sydney Planning Strategy (CSPS). 

4.2 Statutory Plans 

The following statutory plans are relevant to the assessment of visual impact: 

1. Sydney Local Environmental Plan 2012 (Sydney LEP 2012) 

2. Sydney Development Control Plan 2012 (Sydney DCP). 

Under the Sydney LEP 2012 and the Sydney DCP, the site is subject to the following key parameters: 

• Zone: SP5 Metropolitan Centre; 

• FSR: 8:1 (base), with eligibility for bonus floor space for particular uses and competitive design process and 
certain under circumstances theoretically enabling 14.85:1; 

• Height: 55m for the Bridge Street frontage, 235m for the remainder of the site; 

• Street Wall Height: between 20m-45m; and 

• Setbacks: between 3-25m. 

4.3 Land and Environment Court Planning Principles 

The following Land and Environment Court Planning Principles are relevant to the assessment of visual impact: 

• Impact on public domain views - Rose Bay Marina Pty Limited v Woollahra Municipal Council and anor [2013] 
NSWLEC 1046. 

While Tenacity Consulting v Warringah [2004] NSWLEC 140 provides a general planning principles for views, it 
was formed in relation to a clause in the Warringah LEP 2011 addressing view sharing in a low density suburban 
context and where the properties in question enjoyed uninterrupted views to Sydney Harbour. Furthermore, the 
CSPS makes it clear that view sharing is proposed to be limited to locations outside of Central Sydney. On this 
basis, while it is useful in broad terms, it has limited practical application to the proposal. 
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5.0 Methodology  
This part of the document outlines the methodology used in this VIA, including how sensitivity and magnitude 
combine to determine significance of impact. 

There is currently no national level guideline document for VIA in Australia (AILA, 2018). However, there are a 
number of key international documents that are commonly referred to in Australian VIAs. One of these is the 
‘Guidelines for Landscape and Visual Impact Assessment’ (GLVIA3) published by the Landscape Institute and 
Institute of Environmental Management and Assessment in 2013. Unlike other documents which are largely 
focussed on natural and rural landscapes, the GLVIA provides more broadly applicable guidance that is able to be 
applied to urban contexts. On this basis, it has been adopted as the methodological basis for this VIA.  

The methodology has also been adjusted to better reflect the local NSW context by including consideration of: 

• The requirements of the NSW planning system under the Environmental Planning and Assessment Act 1979 

• NSW Land and Environment Court planning principles 

• NSW Land and Environment Court policy. 

The GLVIA methodology is broadly outlined in Figure 5 below. 

Stage 1 
Identify and describe existing visual environment 

Stage 2 

Identify and describe potential visual impacts (for each viewpoint) 

Stage 3 

Determine significance of visual impact based on sensitivity and magnitude (for each viewpoint) 

Stage 4 

Where significant, assess appropriateness against the planning framework 

If an adequate planning framework for visual considerations does not exist, assess appropriateness against the 
principles of visual amenity 

Stage 5 

Recommend mitigation measures 

Stage 6 

Draw conclusion, with clear articulation of reasons 

Figure 5 Methodology 
Source: Ethos Urban 

Components of a View 

For the purposes of this methodology, there are two main components that make up the nature of a view: 

1. Characteristics, or what is in the view 

2. Composition, or how these come together. 

Characteristics include elements (e.g., trees) and features (e.g. a large, mature Moreton Bay fig). Composition can 
generally be considered as the fore, mid and background, with occasional reference to a backdrop, as well as 
how things are placed when read left to right across the view.  
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5.1.1 Sensitivity  

The sensitivity of visual receptors to changes in views and visual amenity is mainly a function of: 

1. People: the occupation or activity of people experiencing the view at particular locations and therefore the 
extent to which their attention or interest may therefore be focused on the views and the visual amenity they 
experience at particular locations; and 

2. The view: the value attached to the view itself. 

People  

The factors that are typically correlated to different sensitivity ratings are shown in Table 3. It is important to note 
that this needs to be considered individually for each situation. 

Table 3 Sensitivity 

Rating Details 

High • Residents at home. 

• Communities where views contribute to the landscape setting enjoyed by residents in the area. 

• People, whether residents or visitors, who are engaged in outdoor recreation (active or passive), 
whose attention or interest is likely to be focused on the landscape and on particular views. 

• Visitors to heritage assets, or to other attractions, where views of the surroundings are an important 
contributor to the experience. 

Medium • Travellers on road, rail or other transport routes. 

• People, whether residents or visitors, who are engaged in outdoor recreation (active or passive), who 
have an interest in the landscape. 

Low • People engaged in outdoor sport or recreation which does not involve or depend upon appreciation 
of views of the landscape. 

• People at their place of work whose attention may be focused on their work or activity, not on their 
surroundings, and where the setting is not important to the quality of working life (although there 
may on occasion be cases where views are an important contributor to the setting and to the quality 
of working life). 

• People engaged in entertainment activities. 

Negligible • Viewing locations outside of the above parameters. 

The View 

Sensitivity is also informed by objective and subjective value. 

In general, objective value is based on assessment of characteristics and composition when considered against 
formal aesthetic principles (eg, line, form, colour), perceptual matters (eg, balance, proportion, scale) and other 
aspects such as rarity, representativeness and condition (LI and IEMA, 2013) and iconic status (Planisphere, 2016) 
(NSW Land and Environment Court).  

Subjective value is determined by people’s perception. While there is variation according to factors such as 
culture, the following principles have been consistently found in scenic preference studies and community 
consultation (AILA, 2018): 

• Water and natural elements are preferred over urban scenes; 

• Mountains and hills are preferred over flat land; 

• Views are preferred which include both mid-ground elements (with some detail discernible) and a 
background; and 

• Views with skyline features and views which include focal points are preferred. 

More specifically, the following elements have been found to be of high scenic value (Queensland Government, 
2007): 

• Sandy beaches; 

• Ocean, rivers, creeks and dams; and 

• Eucalypt forest and native plantations. 

In general, views that have the following parameters are capable of being considered to have a high value: 
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• Designated landscapes or the backdrop to a heritage item; 

• Recognised and important viewpoints or from recognised scenic routes; 

• Full views to iconic landscape elements (e.g. Sydney Opera House); and 

• Other specific designation in an environmental planning instrument. 

Tenacity 

In his judgement in Tenacity Consulting v Waringah [2004] NSWLEC 140 that is the basis for the NSW planning 
principle for general views, Roseth SC determined that the nature of the view with particular consideration to 
extent (e.g., whole vs partial), and nature (e.g. water vs land; presence of iconic elements) of the views. 

5.1.2 Magnitude 

The categories of magnitude are: 

1. Major; 

2. Moderate; 

3. Minor; 

4. Insignificant; and 

5. Imperceptible. 

Under the GLVIA, the category of magnitude is determined against three main factors: 

1. Size Or Scale; 

2. Geographical Extent Of The Area Influenced; and 

3. Duration And Reversibility. 

Size or Scale 

Size or scale requires consideration of the following factors: 

• The scale of the change in the view with respect to the loss or addition of features in the view and changes in 
its composition, including the proportion of the view occupied by the proposed development 

• The degree of contrast or integration of any new features or changes in the landscape with the existing or 
remaining landscape elements and characteristics in terms of form, scale and mass, line, height, colour and 
texture 

• The nature of the view of the proposed development, in terms of the relative amount of time over which it will 
be experienced and whether views will be full, partial or glimpses. 

In general, large-scale changes which introduce new, non-characteristic or discordant or intrusive elements into 
the view are more likely to have a higher magnitude. 

Geographical Extent of the Area Influenced 

The categories of size and scale are: 

1. Large; and 

2. Restricted. 

The apparent geographical extent will vary with different viewpoints. Determining which category the impact fits 
within requires consideration of the following factors: 

• The angle of view in relation to the main activity of the receptor 

• The distance of the viewpoint from the proposed development 

• The extent of the area over which the changes would be visible. 

Distance is of particular relevance. In general, the greater the distance between the viewing location and the 
proposal the lesser the impact. As a general guide the following apply (RLA, 2016): 

• High: <100m (i.e., close range); 

• Medium: 100m – 1km (i.e., medium range); and 

• Low:  >1km (i.e., long range). 
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Duration and Reversibility  

Duration and reversibility comprises the following (in descending order of general visual impact): 

• Ongoing and irreversible (noting that major, strata titled residential development usually falls within this 
category); 

• Ongoing capable of being reversed; 

• Limited life (5 – 10 years); and 

• Limited life (< 5 years). 

The factors of size or scale, geographical extent of the area influenced and duration and reversibility are 
combined to determine the magnitude of the impact. This is shown in Table 4 below. 

Table 4 Magnitude 

  
Duration and / or reversibility 

  
Ongoing and 
irreversible 

Ongoing capable 
of being reversed 

Limited life (5 – 
10 years) 

Limited life (< 5 
years) 

Scale of 
change  

Major change 
over wide area 

Dominant Considerable Considerable Noticeable 

Major change 
over restricted 
area, or 
Moderate 
change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate 
change over 
restricted area; 
or 
Minor change 
over a wide area 

Considerable Noticeable Noticeable Perceptible 

Minor change 
over a restricted 
area; or 
Insignificant 
change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible 
change 

Imperceptible Imperceptible Imperceptible Imperceptible 

5.2 Significance 

Significance is determined by combining judgements about sensitivity and magnitude (refer Table 5). The 
categories of significance are as follows: 

1. Major; 

2. High; 

3. Moderate; 

4. Low; and 

5. Negligible. 

It should be noted that determination of significance does not automatically mean that the impact is 
unacceptable. Rather, where the level of significance is determined to be moderate or higher subsequent 
assessment is required to be undertaken against relevant environmental planning instruments, or where they 
are inadequate in terms of visual impact, the principles of visual amenity. 
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Table 5 Significance 

  Magnitude 

  Dominant Considerable Noticeable  Perceptible Imperceptible 

Sensitivity High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 

5.2.1 Other Relevant Key Concepts 

Amenity 

The NSW planning system requires the consideration of amenity as part of the assessment and determination of 
development applications. Amenity is a broad term than covers a range of matter such as noise, dust, daylight, 
vibration, outlook and visual amenity (LI, 2018). In general, amenity refers to the pleasantness, attractiveness, 
desirability or utility of a place, facility, building or feature (NSW Government, 2020). VIA is only concerned with 
visual amenity.  

Fit 

The intent of environmental planning instruments is a foundational aspect of determining the appropriateness 
of visual impact.  In general, most current NSW planning instruments seek for development to achieve a ‘fit’ with 
its context. This has further been articulated by a number of other relevant entities, including: 

• The NSW Land and Environment Court in its judgement in Veloshin v Randwick Council [2007] NSWLEC 428 
at 32-33; and 

• The Government Architects Office by Objective 1: Better fit of Better Placed (2018). 

As the NSW Land and Environment Court noted, fit should not be construed as ‘sameness’. In certain situations, a 
development may be visually different to the existing visual environment, however be appropriate when 
considered against a balance of other planning considerations.  

While not a planning instrument (and as such not having statutory weight in the assessment and determination 
of development applications), Batter Placed (GAO, 2018) can be a relevant consideration in visual impact 
assessment. It can also be used to help interpret or judge amenity considerations under object (g) of the Act. 
Objective 1: Better fit, states: 

• ‘Good design in the built environment is informed by and derived from its location, context and social setting. 
It is place-based and relevant to and resonant with local character, heritage and communal aspirations. It also 
contributes to evolving and future character and setting’. 

5.3 Assumptions and Limitations 

The following matters have not been considered in this VIA: 

• Temporary construction activities; 

• Night lighting; and 

• Broader amenity matters more appropriately considered as a planning matters in the main Planning 
Proposal document. 

While VIA considers aesthetics in relation to context, it does not include consideration of relative architectural 
merit. VIA also considers broad matters of heritage. However, the advice of a heritage expert should be sought in 
relation to specific heritage matters. 
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6.0 Existing Visual Character 

This part of the document identifies and describes the existing visual environment, including viewshed, visual 
receptors, viewpoints and overall visual character. 

6.1 Viewshed 

The viewshed is the area within which the proposal can be seen, either in totality or in part. Under the GLVIA3 
method, there are two approaches to identifying viewshed: 

1. Digital approaches; and 

2. Manual approaches. 

Given that digital approaches rely only on the elevation of the proposal relative to topography and do not factor 
in items that may obscure views such as built form and vegetation, in urban contexts it can often provide a 
misleading indication of the viewshed. On this basis, a manual approach based on desktop and field analysis has 
been undertaken.  

South and West 

The location of the proposal relative to the shape of Central Sydney and the blocking effect of tall, closely spaced 
buildings will effectively preclude visibility of the proposal when viewed from locations to the south from all 
distances outside of Central Sydney. 

Despite a different relationship of the site to the shape of Central Sydney, the same outcome is likely to occur 
when viewed from closer locations to the west outside of Central Sydney such as Balmain East. However, due to 
the effect of elevation, the proposal will become visible as an element in the CBD skyline background from 
locations further away to the west.  

North and East 

Due to a number of factors, in particular the presence of lower height elements in the foreground and 
midground (e.g. the Botanic Gardens and the Domain to the east and Sydney Harbour to the north) the proposal 
likely to be visible from locations at a range of distances to the north and east.  The greatest exposure will be 
from locations on at or close to the harbour foreshore and locations on the western side of ridgelines from the 
east and southern side of ridgelines to the north. This will include parts of the Elizabeth Bay and Potts Point 
ridgeline, the Darling Point ridgeline and the Farm Cove, Woolloomooloo Bay and Rushcutters Bay foreshores to 
the east (refer to Figure 6), and locations between Kirribilli and Bradley Head to the north. 

Overall, it is likely that the proposal will at least be in part visible from locations where the north-east part of 
Central Sydney is presently visible. 

 
Figure 6 View of existing Central Sydney from the northern end of Yarranabbe Park, Darling Point 
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6.2 Visual Receptors and Pattern of Viewing 

As the viewshed encompasses a large part of Sydney, the proposal is expected to be visible by a full range and 
large number of visual receptors. This includes: 

• Residents at home; 

• People engaged in outdoor recreation; 

• Travellers on road, rail or other transport routes; and 

• People at their place of work. 

On this basis, for the purposes of practicality these visual receptors have been categorised based on factors of 
broad context and distance to generate patterns of viewing. This gives an overall understanding of the nature of 
views of the proposal. The patterns of viewing for the proposal will be: 

1. Within the CBD; 

2. Outside Central Sydney at close and mid-range; 

3. Outside Central Sydney at far range; and 

4. Iconic locations. 

The visual receptors and notable aspects for each pattern of viewing are outlined in Table 6 below. 

Table 6 Pattern of Viewing 

Pattern of Viewing  Visual Receptors  Notable Aspects 

Within the CBD Most heavily weighted to people and their 
place of work 

The visual setting is complex and dynamic, 
with views generally limited to shorter 
range 

Outside Central Sydney at close 
and mid-range 

Broad range of visual receptors Views will be highly variable based on the 
immediate context 

Outside Central Sydney at far 
range 

Broad range of visual receptors, however 
includes a significant proportion of 
residents at home 

The proposal will likely form part of the 
overall Central Sydney skyline as a 
background feature 

Iconic locations Includes a large cohort of tourists The overall visual curtilage is important 

6.3 Viewpoints  

Viewpoints fall broadly into three categories (GLVIA3): 

1. Representative viewpoints: selected to represent the experience of different types of visual receptor, where 
larger numbers of viewpoints cannot all be included individually and where the significant effects are unlikely 
to differ — for example, certain points may be chosen to represent the views of users of particular public 
footpaths 

2. Specific viewpoints: chosen because they are key and sometimes promoted viewpoints within the landscape, 
including for example specific local visitor attractions, viewpoints in areas of particularly noteworthy visual 
and/or recreational amenity such as landscapes with statutory landscape designations, or viewpoints with 
particular cultural landscape associations 

3. Illustrative viewpoints: chosen specifically to demonstrate a particular effect or specific issues, which might, 
for example, be the restricted visibility at certain locations. 

The viewpoints used need to cover as wide a range of situations as is possible, reasonable and necessary to cover 
the likely significant effects (GLVIA3). The selection of the final viewpoints used for the assessment should take 
account of a range of factors, including: 

• The accessibility to the public; 

• The potential number and sensitivity of viewers who may be affected; 

• The viewing direction, distance (i.e. short-, medium- and long-distance views) and elevation; 

• The nature of the viewing experience (for example static views, views from settlements and views from 
sequential points along routes); 

• The view type (for example panoramas, vistas and glimpses); and 
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• The potential for cumulative views of the proposed development in conjunction with other developments. 

Having regard to the viewshed and the pattern of viewing, the viewpoints identified in Table 7 and Figure 7 were 
selected for consideration as part of this VIA. Due to the moderating influence of distance and the nature of the 
proposal as being broadly compatible with the Central Sydney skyline, viewpoints from locations outside Central 
Sydney at far range have not been included.  

Table 7 Viewpoints 

Ref Viewpoints Pattern of viewing Type of viewpoint Main reason for selection 

1.  Sydney Harbour 
Bridge 

Iconic location Specific viewpoints Designated viewing location in 
the form of the Pylon Lookout 

2.  Sydney Opera House Iconic location Specific viewpoints Sydney Opera House visual 
curtilage 

3.  Macquarie Place Park Within the CBD Illustrative viewpoint Bridge Street/Macquarie 
Place/Bulletin Place Special 
Character Area 

4.  Bridge Street from 
George Street 

Within the CBD Illustrative viewpoint Bridge Street/Macquarie 
Place/Bulletin Place Special 
Character Area 

5.  Pitt Street from 
Martin Place 

Within the CBD Illustrative viewpoint CSPS Pitt Street view corridor 

6.  Bridge Street from 
Macquarie Street 

Within the CBD Illustrative viewpoint Bridge Street/Macquarie 
Place/Bulletin Place Special 
Character Area 

7.  Farrer Place at Bent 
Street 

Within the CBD Illustrative viewpoint Relationship to the Lands 
Department Building 

8.  Royal Botanic 
Gardens 

Outside Central Sydney 
at close and mid-range 

Illustrative viewpoint Botanic Gardens / eastern 
parkland frame visual curtilage 

  
Figure 7 Viewpoints Map 
Source: Virtual Ideas 
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7.0 Visual Impact 
This part of the document identifies and describes the potential visual impact of the proposal on views obtained 
from the viewpoints, and assesses the significance of these impacts against the factors of sensitivity and 
magnitude. 

7.1 Viewpoint 1 – Sydney Harbour Bridge 

Note on this viewpoint 

This view is regarded of exceptionally high value. This is due to a number of factors, including its status as a designated 
viewing location, its location on an iconic feature of Sydney, its nature as a vista (as opposed to a view) and an ability to 
clearly see a number of key features of Sydney and as such gain a strong appreciation of the unique character of Sydney. On 
this basis, additional detail is provided on the existing visual environment covering formal aesthetic considerations. 

Overall, the view comprises seven (7) main landscape character areas: 

• Sydney Harbour Bridge; 

• Sydney Harbour; 

• The Rocks; 

• East Circular Quay; 

• Central Sydney; 

• Inner eastern Sydney; and 

• Sky. 

Overall, the view has the following composition: 

• Foreground: Sydney Harbour Bridge; 

• Mid-ground: Sydney Harbour Bridge, Sydney Harbour, The Rocks, East Circular Quay; and 

• Background: Central Sydney, inner eastern Sydney, the sky. 

The key information of the viewpoint is detailed in Table 8 below, with the viewpoint shown in Figure 8. 

Table 8 Viewpoint 1 – Sydney Harbour Bridge – Key Information 

Item Key Information 

Distance to proposal 1km (approx.) 

Direction from proposal North 

Elevation relative to ground level of proposal Above 
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Figure 8 Viewpoint 1 – Sydney Harbour Bridge: Existing View 
Source: Virtual Ideas 

Detail 

Overall, this viewpoint enables clear appreciation of key elements that make Central Sydney a distinct visual 
environment, in particular the cluster of tall towers on the shore of Sydney Harbour softened by the historic, finer 
grain The Rocks. It also shows the complexity and layering (including not only visually but also in terms of use, 
history and other aspects) of the visual environment. 

Most of the foreground of the view is comprised of a row of mature fig trees within Dawes Point Reserve 
paralleling the Hickson Road alignment. The remainder of the foreground at the right-hand side of the view is 
comprised of the southern pylon and approach span of the Sydney Harbour Bridge. 

The mid ground is comprised of The Rocks, Sydney Harbour (Circular Quay and Campbells Cove) and East 
Circular Quay. The Rocks part of the mid ground presents as a complex and interesting visual environment that 
functions to draw the eye. From this viewpoint, the characteristics of The Rocks as outlined in the aesthetic 
criteria assessment of significance in its State heritage listing can be readily perceived. Overall, this comprises a 
diverse but coherent 19th century townscape featuring warehouses and wharves near the water and finer grain 
commercial buildings. Of particular note is Campbells Warehouse, the ASN Co. Building and the Earth Exchange 
chimney stack. More contemporary features are also present, and include the Park Hyatt with its distinctive 
curvilinear form, the Overseas Passenger Terminal and the Sirius Building.  

The background is dominated by Central Sydney. Similar to The Rocks in the mid-ground, this is a complex visual 
environment which also draws the eye. The visual character of Central Sydney from this viewpoint is a diverse but 
coherent 20th century tower dominated CBD.  

Due to the elevation of the viewpoint, the sky is also a prominent feature of the background, serving as a 
backdrop to the CBD and inner eastern Sydney. 

The presence of built form in this view is substantially softened by the combination of the natural elements of 
Sydney Harbour, the fig trees in the Dawes Point Reserve and the sky.  

A description of the view against objective formal aesthetic considerations is provided in Table 9 below. 
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Table 9 Viewpoint 1 – Formal Aesthetic Considerations 

Consideration Description 

Line There are a number of strong lines that direct the eye.  

In the horizontal, these include the Park Hyatt, the southern approach to the Sydney Harbour Bridge 
which directs the eye to a gap between buildings in Central Sydney , the combined lines of western 
edge of Campbells Cove, Campbells Warehouse and the eastern street wall of Hickson Road that direct 
the eye diagonally to the south-east, the lines of Circular Quay (accentuated by East Circular Quay) that 
direct the eye to the south-west and the Cahill Expressway that provides a clear delineation between 
Circular Quay and its ferry terminals and Central Sydney.  

In the vertical, these include the southern pylon of the Sydney Harbour Bridge, the towers of Central 
Sydney and towers in inner eastern Sydney (Horizon, Zenith apartments and Ikon).  

Overall the Central Sydney skyline is highly articulated. Governor Phillip Tower is notable due to its 
combination of lines at its apex.  

Shape and Form The view comprises a combination of geometric and organic shapes and forms.  

Organic shapes are concentrated in the fore and mid-grounds. They comprise vegetation, most notably 
the row of mature fig trees, Sydney Harbour and a glimpse of the underlying topographic variation of 
inner eastern Sydney in the left-hand background of the view. It is noted however that the constructed 
sea walls edges moderate the extent of organic shape of Sydney Harbour.  

Organic forms comprise vegetation (Sydney Harbour cannot be considered a form as it is not 3 
dimensional in space).  

Geometric shapes and forms are generally rectilinear and comprise lower rise buildings in The Rocks 
(noting this is punctuated by the vertically emphasised Earth Exchange chimney stack) and the 
vertically emphasised rectangular towers in Central Sydney. Within this overall form, variation is 
provided in individual buildings such as the curved northern elevation of the AMP Building and the 
octagonal floorplates of the MLC Centre.  

Within Central Sydney, Sydney Tower is the exception to this pattern of shape and form. However its 
visual prominence is diminished due to its location in the far background and it being partially 
obscured.  

Due to the difference in placement of towers relative to each other and the viewer,  Central Sydney is 
perceived as a highly three dimensional form.  

Colour Colours are primarily lighter natural colours. This includes greens, blues, browns, greys and off-whites. 
The consequence of this for the built parts of the view is that individual elements generally read as an 
overall cohesive and not visually demanding visual unit. There is a near complete absence of primary 
and highly reflective colours. However, in part due to their more distinctive colour the Hickson Road 
street wall (red-brown), the EY Centre (yellow) and Gateway Plaza (blue) draw visual attention to these 
elements. While comprising a small part of the periphery of the view, the thin vertical line of red 
corresponding with the projecting shading of the International Towers elevations can be discerned due 
to the likely longer duration of viewing at this viewpoint. 

Texture Coarse textures in the form of the southern pylon of the Sydney Harbour Bridge, the line of mature figs 
and the water surface Sydney Harbour are prominent in the fore and mid grounds. Due to the effect of 
distance, built elements in the mid and backgrounds appear to have smooth textures. The patterning of 
widows provides texture. Due to its glass façade, Gateway Plaza is notable for its highly smooth texture.  

7.1.1 Visual Effects 

The visual impact of the proposal includes: 

• Removal of the existing buildings on the site; and 

• Insertion of the proposal. 

The proposal will directly impact the following landscape areas: 

• Central Sydney; and 

• Sky. 
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Figure 9 Viewpoint 1 – Sydney Harbour Bridge – Proposed View 
Source: Virtual Ideas 

Detail 

Only a small part of the site is currently visible from this viewpoint, with the majority being obscured by the 
Marriott Hotel building. On this basis, existing development on the site is not prominent on this view. 

Due to its location, scale and design, the proposal will become a feature in the view. It will become the tallest 
visible built element. It will be discernible as a new singular feature. Due to its height relative to its northern 
elevation, it will be perceived as a slender when considered against existing and approved buildings. The full 
western length of the building will be visible, with clear separation being perceived between it and the nearby 
buildings on the APDG site. 

The current skyline form of Central Sydney as seen from this location comprises two ‘peaks’ of height located on 
either side of the Tank Stream. Development on the APDG site will fundamentally change this composition, 
resulting in a new peak of height towards the centre of the skyline. While existing towers generally have a 
conventional rectilinear form, redevelopment of the AMP Tower will create a strong new triangular element and 
development of the APDG site will create a strong new stepped element. The proposal will continue this by 
adding a slender, curved feature. This will contribute to the redefinition of the skyline of the north-east part of 
Central Sydney focussed around Circular Quay, adding greater visual variety. 

The proposal will partially obscure view of the MLC Centre and fully obscure view of Sydney Tower. 

A description of the visual effect against objective formal aesthetic considerations is provided in Table 10 below. 

Table 10 Viewpoint 1 – Formal Aesthetic Considerations 

Consideration Description 

Line Substantial strengthening of geometric, vertical lines. This indentation of part of the upper western 
elevation will create closely spaced, thin parallel vertical lines that will accentuate this sense of 
verticality. Curved bands will be visible at regular intervals on the northern elevation, with a thicker 
band corresponding with a services floor being visible at around the top third of the tower 
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Consideration Description 

Shape and form Insertion of a tall, slender and curved form (distinct from the more angular surrounding buildings). The 
top quarter to third of the tower will appear to step in and taper  

Colour While colour will be determined as part of subsequent detailed development applications stages, the 
intent is for externally visible parts of the proposal to have a neutral colour palette similar to that 
existing in the surrounding context 

Texture As with colour, while texture will be determined as part of subsequent detailed development 
applications stages, the intent is for externally visible parts of the proposal to have a smooth texture 
comprised mainly of glass and steel. The indentation of part of the upper western elevation will create 
an interplay of light and shade that will provide visual depth 

7.1.2 Sensitivity  

The following is an assessment of the proposal against the factors of sensitivity: 

• People: people at this viewpoint will be visitors for whom views are an important contributor to their 
experience; and 

• The view: the view is a rare example of an unobstructed vista that allows appreciation of key features and 
landscape areas that are representative of Sydney’s distinct character and sense of place. In addition, the 
composition is aesthetically pleasing as it includes water, enables an appreciation of the land / water interface 
and has a clearly defined fore, mid and background. 

On this basis, the overall sensitivity is high. 

7.1.3 Magnitude 

The following is an assessment of the proposal against the factors of magnitude: 

• Size or scale: major; 

• Geographical extent of the area influenced: restricted area; and 

• Duration and reversibility: ongoing capable of being reversed. 

When considered together, the overall magnitude is considerable (refer Table 11). 

Table 11 Viewpoint 1 – Magnitude 

  
Duration and / or reversibility 

  
Ongoing and 
irreversible 

Ongoing capable 
of being reversed 

Limited life (5 – 
10 years) 

Limited life (< 5 
years) 

Scale of 
change  

Major change 
over wide area 

Dominant Considerable Considerable Noticeable 

Major change 
over restricted 
area, or 
Moderate 
change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate 
change over 
restricted area; 
or 
Minor change 
over a wide area 

Considerable Noticeable Noticeable Perceptible 

Minor change 
over a restricted 
area; or 
Insignificant 
change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible 
change 

Imperceptible Imperceptible Imperceptible Imperceptible 
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7.1.4 Significance 

Combining assessment of sensitivity and magnitude gives a significance of high (refer Table 12). 

Table 12 Viewpoint 1 – Significance 

  Magnitude 

  Dominant Considerable Noticeable  Perceptible Imperceptible 

Sensitivity High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 
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7.2 Viewpoint 2 – Sydney Opera House 

Overall, the view comprises three main landscape character areas: 

• Sydney Opera House forecourt; 

• Sydney Harbour (Circular Quay); 

• Royal Botanic Gardens; 

• East Circular Quay; 

• Central Sydney; 

• The Rocks; and 

• sky. 

Overall, the view has the following composition: 

• Foreground: Sydney Opera House forecourt; 

• Mid-Ground: Sydney Harbour (Circular Quay), Royal Botanic Gardens, East Circular Quay; and 

• Background: Central Sydney, The Rocks, the sky. 

The location of the viewpoint in relation to the proposal is detailed in Table 13 below, under which it is shown in 
Figure 10. 

Table 13 Viewpoint 2 – Sydney Opera House – Key Information 

Item Key Information 

Distance to proposal 780m (approx.) 

Direction from proposal North-east 

Elevation relative to ground level of proposal Above  

 
Figure 10 Viewpoint 2 – Sydney Opera House – Existing View 
Source: Virtual Ideas 
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Detail 

Overall, this view represents the classic, well recognised nature of Central Sydney that is formed by the interplay 
of a major node of tall towers on the shore of Sydney Harbour softened by the greenery of the eastern parkland 
edge. 

The foreground is comprised of the Sydney Opera House forecourt. This is a bare concrete paved surface. A 
strong curved lined starting in the centre foreground directs the eye backwards away from the viewer and into 
the mid ground. A series of regular spaced lines comprised of sandstone inlaid into the concrete paved surface 
cut across this line. The paved surface is broken by a number of minor elements, including a stair handrail, 
directional sign, stairs leading down to the Opera House concourse and regularly places light poles and seats to 
the right-hand side of the view. This combination gives the perception of a sparse, highly designed and ordered 
visual environment. 

The left hand side of the mid ground is dominated by a sheer, human smoothed rock face demarcating the 
western edge of the Royal Botanic Gardens. Parts of the rock face are discoloured by what appears to be the 
effect of water. The entrance to the Opera House carpark and a tall floodlight pole are located at the base of the 
rock wall. The gardens themselves are located above this rock face, which in this view comprise a single large 
mature fig tree, small area of grass and a perimeter fence. To the right hand of the foreground is Sydney Harbour 
(Circular Quay) which draws the eye into the background, narrowing in width as it does.  

The centre mid ground is dominated by a building commonly referred to as ‘The Toaster’ which represents the 
northern end of East Circular Quay. The relatively consistent height, form and western edge of East Circular Quay 
gives the perception of it coming forward to meet the viewer as a ‘jutting out’ of broader Central Sydney. Central 
Sydney dominates the background of the view. Its placement appears at a right angle to East Circular Quay, 
which provides for a layering or urban form that adds visual interest and complexity. Induvial towers are visible as 
distinct elements in Central Sydney. Due to their scale and highly articulated roof forms, Governor Phillip Tower, 
Aurora Place and xx Place are noticeable at the left hand side of the background. Due to its relative separation at 
the edge of the CBD and its unique tapered and sculptural form, the Crown Casino building is noticeable at the 
right hand side of the background. Cumulatively, the individual buildings combine to create a serrated, visually 
interesting skyline form. Part of The Rocks dominated by the Museum of Contemporary Art appears in the right 
hand side of the background. It appears as a more horizontally aligned and finer grain elements in the 
townscape than Central Sydney.  

The sky provides the backdrop to the view. 

This viewpoint enables clear appreciation of key elements that make Central Sydney a distinct visual 
environment, including complexity and layering (including not only visually but also in terms of use, history and 
other aspects) and the presence of Sydney Harbour and the Royal Botanic Gardens. Its association with the 
Sydney Opera House makes it particularly significant.  

7.2.1 Visual Effects 

The visual impact of the proposal includes: 

• Removal of part of the sky; and 

• Insertion of the proposal. 

Consequently, the proposal will directly impact the following landscape areas: 

• Central Sydney; and 

• Sky. 
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Figure 11 Viewpoint 2 – Sydney Opera House – Proposed View  
Source: Virtual Ideas 

Detail 

The top half of the proposal will be visible as a tall, slender new element in the background of the view. Due to its 
height, form and separation from other buildings, it is likely that it will be one of the first elements perceived in 
the background. While the longer eastern elevation is visible, due to the angle of view it will not result in a 
significant increase in perception of building bulk. The articulated form of the upper parts of the tower, in 
particular the offset of the top part of the eastern elevation and the main northern elevation band will be visible.  

While adding a new element, the proposal will be compatible with the overall visual characteristics of Central 
Sydney.  

Together with other approved buildings, the proposal will contribute to a reshaping of the existing Central 
Sydney skyline when viewed from this location. While the current view is of a largely even height skyline, this will 
create a more varied and visually interesting skyline. The proposal will form the apex of this view, with the overall 
height profile gently falling away to the left and right. 

The proposal will not affect other key visible landscape areas such as Sydney Harbour or the Royal Botanic 
Gardens. The foreground and mid ground of the view will not be changed. 

7.2.2 Sensitivity 

The following is an assessment of the proposal against the factors of sensitivity: 

• People: tourists; and 

• The view: due to its location at the Sydney Opera House (noting that the view is directed away from the 
Opera House), the ability to see key elements that contribute to the distinct character of Central Sydney and 
the clear fore, mid and background, the view has high value. 

On this basis, the overall sensitivity is high. 
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7.2.3 Magnitude 

The following is an assessment of the proposal against the factors of magnitude: 

• Size or scale: major; 

• Geographical extent of the area influenced: restricted area; and 

• Duration and reversibility: ongoing capable of being reversed. 

When considered together, the overall magnitude is considerable (refer Table 14). 

Table 14 Viewpoint 2 – Magnitude 

  
Duration and / or reversibility 

  
Ongoing and 
irreversible 

Ongoing capable 
of being reversed 

Limited life (5 – 
10 years) 

Limited life (< 5 
years) 

Scale of 
change  

Major change 
over wide area 

Dominant Considerable Considerable Noticeable 

Major change 
over restricted 
area, or 
Moderate 
change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate 
change over 
restricted area; 
or 
Minor change 
over a wide area 

Considerable Noticeable Noticeable Perceptible 

Minor change 
over a restricted 
area; or 
Insignificant 
change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible 
change 

Imperceptible Imperceptible Imperceptible Imperceptible 

7.2.4 Significance 

Combining assessment of sensitivity and magnitude gives a significance of high (refer Table 15). 

Table 15 Viewpoint 2 – Significance 

  Magnitude 

  Dominant Considerable Noticeable  Perceptible Imperceptible 

Sensitivity High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 
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7.3 Viewpoint 3 – Macquarie Place Park 

Overall, the view comprises two (2) main landscape character areas: 

• Central Sydney; and 

• Sky. 

Overall, these areas have the following composition: 

• Foreground: Central Sydney; 

• Mid-ground: Central Sydney; and 

• Background: Central Sydney and sky. 

The location of the viewpoint in relation to the proposal is detailed in Table 16 below, under which it is shown in 
Figure 12. 

Table 16 Viewpoint 3 – Macquarie Place Park – Key Information 

Item Key Information 

Distance to proposal 30m (approx.) 

Direction from proposal North-east 

Elevation relative to ground level of proposal Above  

 
Figure 12 Viewpoint 3 – Macquarie Place Park – Existing View 
Source: Virtual Ideas 

Detail 

Overall, this view is a representation of the varied and complex nature of Central Sydney, including the 
juxtaposition of older and newer buildings, and the important rile that Bridge Street plays in the north-east parts 
of Central Sydney, 
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The foreground is occupied by a combination of Bridge Street, the Lands Department Building and part of the 
northern edge of Macquarie Place Park. Bridge Street directs the eye in a straight line diagonally across the view 
from left to right, drawing it through the mid ground and into the background where it appears to terminate at 
the base of the 255 George Street. While Bridge Street is wide (4 lanes) compared to most of Central Sydney 
streets, the perception of its width is reduced by the reduced by the substantial scale of bordering and 
surrounding buildings. The apparent termination of Bridge Street at 255 George Street, combined with other 
factors such as scale of buildings, provides this view with a strong sense of enclosure. Due to its scale and 
distance relative to the viewer, the Lands Department Building dominates the left-hand side of foreground. Its 
alignment with Bridge Street and inclusion of clear delineation of different storeys with horizontal lines further 
strengthens drawing of the eye left to right across the view. Its scale is moderated by its ornate sandstone 
exterior, which included extensive smaller recesses and projections aligned with features such as windows that 
provides for light, shade and texture. The building is representative of a monumental government building 
dating from the 19th century, and its sandstone construction immediately relates it to a Sydney context. 

The eastern built edge of Macquarie Place Park provides a strong straight line almost at right angles to the Lands 
Department Building and the northern Bridge Street streetscape. Due to this, it works in tandem with these 
other elements to draw in part the eye to the subject site. the far right of the foreground is occupied by 
overhanging palm fronds in Macquarie Place Park. This functions to soften the otherwise highly urban scene. 
Other sporadically planted street trees along Bridge, Gresham and Pitt Street also soften the setting. 

The mid ground is dominated by the Royal Exchange Building on the subject site. It provides a distinct contrast 
to the Lands Department Building in many respects, including its clear representation of a mid to late 20th 
century commercial office tower, its placement setback from Bridge Street, its rectilinear, vertically emphasised 
form, simple lines, bright white colouring and its relative lack of detail and texture. Its repetitive arrangement of 
storeys and windows, both in the horizontal and vertical, as well the breaking of the façade into a series of 
consecutive bays by vertical banding functions to accentuate its verticality.  

The remainder of the northern Bridge Street streetscape and buildings on George Street (most notably Suncorp 
Place) and Jamison Street and the sky provide the background. 17-19 Bridge Street is visually noticeable due to its 
scale and materiality and colouring that aligns with the Lands Department Building. The distinct almost brutalist 
eastern elevation of Suncorp Place, with its unrelieved concrete façade is noticeable. 

7.3.1 Visual Effects 

The visual impact of the proposal includes: 

• Removal of the Royal Exchange Building and part of the sky; and 

• Insertion of the proposal. 

Consequently, the proposal will directly impact the following landscape areas: 

• Central Sydney; and 

• Sky. 
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Figure 13 Viewpoint 3 – Macquarie Place Park – Proposed View 
Source: Virtual Ideas 

Detail 

As with the existing Royal Exchange Building, the proposal will be visible as a larger scale, contemporary feature 
in the landscape. It will retain the overall nature of the view, while making some positive adjustments. 

Unlike the Royal Exchange Building, the proposal will be seen as comprising a distinct lower rise podium and a 
tower. Due to it being built to the street alignment and its scale, the podium will provide a more sympathetic 
visual response to elements in the visible part of the northern Bridge Street streetscape. The height of the 
podium aligns with that of the Lands Department Building, and provides a measured step change in height 
between this building and 17-19 Bridge Street. Further opportunity to better integrate the podium into the 
prevailing character of the streetscape is provided through an exploration of materiality, texture and colour as 
part of subsequent detailed development application stages.  

The tower is setback a substantial distance from the northern edge of the podium. This is a distinct change from 
the current situation of a tower form to the ground. It provides for a more considered response for a large scale 
element, giving the appearance of the tower receding when viewed relative to the podium. The smoother 
rounding of the corners of the tower compared to the sharper rounding of the podium further contributes to 
reducing its visual impact.  

The nature of the Lands Department Building when seen from this viewpoint retains much of its visual 
prominence despite the tower being of substantially greater height. This is due to aspects of the view, including 
its greater proximity to the viewer, its higher ground level elevation compared to the subject site and the effect 
of Bridge Street drawing the eye to the right of the view, and the large scale and complexity of the building itself. 

The only other effect of note is a reduction in the smaller part of the sky to the upper left of the view. 

7.3.2 Sensitivity  

The following is an assessment of the proposal against the factors of sensitivity: 

• People: most people exposed to the view will be local workers walking in the Bridge Street public domain, 
likely travelling to and from work, meetings or breaks. It is possible that a small number of people will be 
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tourists and visitors to heritage assets. Due to the relative absence of retail uses, it is not expected that 
shoppers will be exposed to this view; and 

• The view: the view is of a designated character area under the Sydney DCP, and enables appreciation of both 
the landmark Lands Department Building and the Bridge Street streetscape. 

On this basis, the overall sensitivity is medium-high. 

7.3.3 Magnitude 

The following is an assessment of the proposal against the factors of magnitude: 

• size or scale: major; 

• geographical extent of the area influenced: restricted area; and 

• duration and reversibility: ongoing capable of being reversed. 

When considered together, the overall magnitude is considerable (refer Table 17). 

Table 17 Viewpoint 3 – Magnitude 

  
Duration and / or reversibility 

  
Ongoing and 
irreversible 

Ongoing capable 
of being reversed 

Limited life (5 – 
10 years) 

Limited life (< 5 
years) 

Scale of 
change  

Major change 
over wide area 

Dominant Considerable Considerable Noticeable 

Major change 
over restricted 
area, or 
Moderate 
change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate 
change over 
restricted area; 
or 
Minor change 
over a wide area 

Considerable Noticeable Noticeable Perceptible 

Minor change 
over a restricted 
area; or 
Insignificant 
change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible 
change 

Imperceptible Imperceptible Imperceptible Imperceptible 

7.3.4 Significance  

Combining assessment of sensitivity and magnitude gives a significance of moderate-high (refer Table 18). 

Table 18 Viewpoint 3 – Significance 

  Magnitude 

  Dominant Considerable Noticeable  Perceptible Imperceptible 

Sensitivity High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 
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7.4 Viewpoint 4 – Bridge Street from George Street 

Overall, the view comprises two (2) main landscape character areas: 

• Central Sydney 

• Sky. 

Overall, these areas have the following composition: 

• Foreground: Central Sydney 

• Mid-ground: Central Sydney 

• Background: Central Sydney and sky. 

The location of the viewpoint in relation to the proposal is detailed in Table 19, under which it is shown in Figure 
14. 

Table 19 Viewpoint 4 – Sydney Opera House – Key Information 

Item Key Information 

Distance to proposal 140 (approx.) 

Direction from proposal West 

Elevation relative to ground level of proposal Above  

 
Figure 14 Viewpoint 4 – Bridge Street from George Street – Existing View 
Source: Virtual Ideas 
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Detail 

Overall, this view is notable as a representation of the varied, complex and visually interesting nature of the 
north-east part of Central Sydney, and the nature of Bridge Street as an important contributor to the character of 
Central Sydney. 

The intersection of George Street and Bridge Street and the immediately adjoining parts of George Street 
dominate the foreground of this view. This provides both a bare foreground, and a horizontal lines that draws the 
eye from left to right across the view. 

The mid ground is occupied by Bridge Street and its adjoining built form. Bridge Street picks up the nature of 
George Street and creates a strong straight line moving at a slight diagonal across the view. This draws the eye 
through the mid ground to the background. Unlike the preceding view, this line is not terminated by a larger 
building. While it is in part obscured by an overhanging tree, it appears to lead away to a non-built element. The 
dip in landform corresponding with the valley of the Tank Stream in noticeable in the line of Bridge Street. The 
buildings fronting Bridge Street provide a near continuous street wall. Due to their similar height and style, the 
building read as a highly cohesive visual unit. The combination of the height of the Royal Exchange Building and 
Governor Phillip create a band of almost full height sky aligned with Bridge Street. This combination of elements 
combine to make Bridge Street the dominant organising feature of this view. 

While make a positive visual contribution as noted above, the Royal Exchange Building on the site does provide a 
perceptible break in the Bridge Street street wall at the ground level. Comparted to elements closer to the 
viewer, the Royal Exchange Building and the nearby Governor Phillip Towers, Macquarie Bank Building (Bond 
Street) and Winter Garden Plaza (Spring Street) create a generally visually cohesive unit of 20th century 
commercial office towers with substantial height, bulk and vertical emphasis. The contrast in the nature of older, 
lower ruse and more detailed building fronting the southern side of Bridge Street and the newer, higher rise and 
less detailed buildings in the background provides for visual variety and complexity. 

7.4.1 Visual Effects 

The visual impact of the proposal includes: 

• Removal of the Royal Exchange Building. Smaller scale changes will removal of view of the western elevation 
of the Lands Department Building. Winter Garden Plaza, glimpse of the top part of Aurora Place and part of 
the sky. While view of its top will be obscured, the setting back of the tower from the Bridge Street street 
alignment will enable an increased proportion of the western elevation of Governor Phillip Tower to be seen. 

• Insertion of the proposal. 

Consequently, the proposal will directly impact the following landscape areas: 

• Central Sydney; and 

• Sky. 
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Figure 15 Viewpoint 4 – Bridge Street from George Street – Proposed View 
Source: Virtual Ideas 

Detail  

Part of the podium and a large part of the lower part of the tower will be visible in the background of the view. 
The lift core will essentially break the western elevation of the tower into three vertical parts of approximately 
even width. The towers horizontal banding corresponding with levels, including more pronounced banding at 
regular intervals, will also be visible.  

By removing visibility of a number of smaller elements the proposal will reduce the complexity of the view, and 
will ‘fill in’ the sky that is visible in the right hand background. Despite this view being exposed to the longer 
western elevation of the building, due to a number of factors including distance it is unlikely to be perceived as 
out of character or overbearing in this view. The podium will align with the prevailing edge of the northern 
Bridge Street streetscape. While this will obscure view of the western elevation of the Lands Department 
building, combined with the proposed scale of the podium it is considered that this is a overall a better visual 
outcome for the Bridge Street streetscape. 

The removal of the right hand side view of the sky will place greater focus on the Bridge Street alignment as the 
dominant visual feature of this view, and the addition of the podium built to the street alignment and the tower 
will strengthen the edges of this visual corridor.  

7.4.2 Sensitivity  

The following is an assessment of the proposal against the factors of sensitivity: 

• People: most people exposed to the view will be local workers walking in the George Street public domain, 
likely travelling to and from work, meetings or breaks. It is possible that a small number of people will be 
tourists and visitors to heritage assets. While retail uses are present in the area, it is not expected that a larger 
number of shoppers will be exposed to this view; and 

• The view: the view is of a designated character area under the Sydney DCP. It enables appreciation of the 
Bridge Street streetscape, in particular its western end. 

On this basis, the overall sensitivity is medium-high. 
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7.4.3 Magnitude 

The following is an assessment of the proposal against the factors of magnitude: 

• Size or scale: major; 

• Geographical extent of the area influenced: restricted area; and 

• Duration and reversibility: ongoing capable of being reversed. 

When considered together, the overall magnitude is considerable (refer Table 20). 

Table 20 Viewpoint 4 – Magnitude 

  
Duration and / or reversibility 

  
Ongoing and 
irreversible 

Ongoing capable 
of being reversed 

Limited life (5 – 
10 years) 

Limited life (< 5 
years) 

Scale of 
change  

Major change 
over wide area 

Dominant Considerable Considerable Noticeable 

Major change 
over restricted 
area, or 
Moderate 
change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate 
change over 
restricted area; 
or 
Minor change 
over a wide area 

Considerable Noticeable Noticeable Perceptible 

Minor change 
over a restricted 
area; or 
Insignificant 
change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible 
change 

Imperceptible Imperceptible Imperceptible Imperceptible 

7.4.4 Significance 

Combining assessment of sensitivity and magnitude gives a significance of moderate-high (refer Table 21). 

Table 21 Viewpoint 4 – Significance 

  Magnitude 

  Dominant Considerable Noticeable  Perceptible Imperceptible 

Sensitivity High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 

 

  



 

 
26 April 2024  |  Visual Impact Assessment  |  2190453  |  43 

7.5 Viewpoint 5 – Pitt Street from Martin Place 

Overall, the view comprises two (2) main landscape character areas: 

• Central Sydney; and 

• sky. 

Overall, these areas have the following composition: 

• Foreground: Central Sydney; 

• Mid-ground: Central Sydney; and 

• Background: Central Sydney and sky. 

The location of the viewpoint in relation to the proposal is detailed in Table 22 below, under which it is shown in 
Figure 16. 

Table 22 Viewpoint 4 – Pitt Street from Martin Place – Key Information 

Item Key Information 

Distance to proposal 360 (approx.) 

Direction from proposal South 

Elevation relative to ground level of proposal Level 

 
Figure 16 Viewpoint 5 – Pitt Street from Martin Place – Existing View 
Source: Virtual Ideas 

Detail  

Overall, this view is notable as a representation of the intense, enclosed nature of much of Central Sydney 
aligned with the main, long and straight north-south streets. 

Pitt Street forms the main organising element in this view. Starting in the foreground, it moves through the mid 
ground to the background, drawing the eye. Its narrow width, straight line, lack of built form at its termination 
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and bordering by a near continuous street walls of taller, relatively narrow width buildings makes the sky a key 
part of this view, drawing it down to almost interface with the end of the street.  

While in this view it is obscured by vegetation, in periods such as winter when this this vegetation falls the viewer 
is able to see a glimpse of the Sydney Harbour Bridge in the far background. This Harbour Bridge is an iconic 
feature of Sydney, and the ability to see it from such a distance into Central Sydney and from the highly used 
intersection of Martin Place and Pitt Street is highly valuable. This value is recognised by the CSPS. 

Buildings fronting Pitt Street form the balance of the mid and background of the view. Overall they are visually 
unremarkable. The exceptions to this in the visual sense is the Colonial Mutual Building in the left foreground, 
which is notable due to it is bold, rough hewn stone exterior, and a glimpse of the Wales Building (now Radisson 
Hotel) with its distinct dome and lantern in the background.  

The lack of perceptible gaps between the buildings and their height relative to the narrow width of Pitt Street 
create a sense of enclosure. Together with the number and variety of visual elements including shop fronts and 
signs (and while not shown in this image, the general high number of vehicles and people using Pitt Street), this 
sense of enclosure create a distinct CBD character. 

7.5.1 Visual Effects 

The visual impact of the proposal includes: 

• removal of part of the sky; and 

• insertion of the proposal. 

Consequently, the proposal will directly impact the following landscape areas: 

• Central Sydney; and 

• sky. 

 
Figure 17 Viewpoint 5 – Pitt Street from Martin Place – Proposed View 
Source: Virtual Ideas 
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Detail 

A large part of the tower (approximately corresponding with most of its width for the its upper two thirds) will be 
visible. On this basis together with Pitt Street drawing the eye towards this part of the background, it will be 
perceptible as a tall, slender and distinct new element. The tower will appear as highly cylindrical in form in this 
view. The indentation of the upper part of the tower and its horizontal banding will be visible. 

While this is a Central Sydney context view, it represents the addition of the first tall tower in the view.  The visual 
prominence of the tower will be mitigated by the dominance and complexity of the fore and mid ground in the 
view.  

7.5.2 Sensitivity 

The following is an assessment of the proposal against the factors of sensitivity: 

• People: most people exposed to the view will be local workers walking in the George Street public domain, 
likely travelling to and from work, meetings or breaks. It is also expected that a large number of shoppers and 
a moderate number of tourists will also be exposed to this view; and 

• The view: the view is generally typical of many in Central Sydney. The main value of the view is the ability to 
perceive the Sydney Harbour Bridge at its end. 

On this basis, the overall sensitivity is medium. 

7.5.3 Magnitude 

The following is an assessment of the proposal against the factors of magnitude: 

• Size or scale: major; 

• Geographical extent of the area influenced: restricted area; and 

• Duration and reversibility: ongoing capable of being reversed. 

When considered together, the overall magnitude is considerable (refer Table 23). 

Table 23 Viewpoint 5 – Magnitude 

  
Duration and / or reversibility 

  
Ongoing and 
irreversible 

Ongoing capable 
of being reversed 

Limited life (5 – 
10 years) 

Limited life (< 5 
years) 

Scale of 
change  

Major change 
over wide area 

Dominant Considerable Considerable Noticeable 

Major change 
over restricted 
area, or 
Moderate 
change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate 
change over 
restricted area; 
or 
Minor change 
over a wide area 

Considerable Noticeable Noticeable Perceptible 

Minor change 
over a restricted 
area; or 
Insignificant 
change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible 
change 

Imperceptible Imperceptible Imperceptible Imperceptible 
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7.5.4 Significance 

Combining assessment of sensitivity and magnitude gives a significance of moderate (refer Table 24). 

Table 24 Viewpoint 5 – Significance 

  Magnitude 

  Dominant Considerable Noticeable  Perceptible Imperceptible 

Sensitivity High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 
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7.6 Viewpoint 6 – Bridge Street from Macquarie Street 

Overall, the view comprises two (2) main landscape character areas: 

• Central Sydney; and 

• Sky. 

Overall, these areas have the following composition: 

• Foreground: Central Sydney; 

• Mid-ground: Central Sydney; and 

• Background: Central Sydney and sky. 

The location of the viewpoint in relation to the proposal is detailed in Table 25, under which it is shown in Figure 
18. 

Table 25 Viewpoint 6 – Bridge Street from Macquarie Street – Key Information 

Item Key Information 

Distance to proposal 360 (approx.) 

Direction from proposal South 

Elevation relative to ground level of proposal Level 

 
Figure 18 Viewpoint 6 – Bridge Street from Macquarie Street – Existing View 
Source: Virtual Ideas 

Detail 

Overall, this view is notable as a representation of the more formal, structured Macquarie Street area of Central 
Sydney, and partial appreciation of the ‘Sandstone Precinct on Bridge Street’. 

The foreground of the view is dominated by the Chief Secretary’s Building and the former Treasury Building. 
While of different scales and architectural styles, the Chief Secretary’s Building and the former Treasury Building 
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nonetheless are visually compatible. This is largely due to their sandstone elevations which provides for cohesion 
in materiality, texture and colour. They in part can be perceived as two ‘book ends’ to the eastern end of Bridge 
Street. Their visual significance is heightened as a viewer moves through the broader context in which the 
‘Sandstone Precinct’ can be clearly perceived. Despite the large scale of the Chief Secretary’s Building, this scale 
is more expressed in the horizontal as opposed to vertical. Like with the nearby Lands Department Building, 
visual interest is provided by the pavilion dome and highly detailed elevations, most notably the recessed 
verandahs. 

Macquarie Street is a less visually dominant element leading the eye diagonally across the foreground from left 
to right. Bridge Street plays a similar role placed at right angles to Macquarie Street and drawing the eye away 
from the viewer.  

Governor Phillip Tower and the Intercontinental Tower dominate the background. They present as vertically 
emphasised elements of substantial scale. The lower to middle part of Governor Phillip Tower is notable for its 
clean lines and simple form, including an absence of noticeable projecting façade elements. This provides a 
contrast to the visual complexity of the Chief Secretary’s Building. 

The sky is largely contained to a vertical band between these two buildings, and a smaller area to the upper left 
Governor Phillip Tower.  

The urban qualities of the view are softened by street trees on Macquarie Street. Rare for a Central Sydney street, 
further softening is provided by the presence of a planting bed containing well maintained shrubs within the 
Macquarie Street footpath in the right of the foreground. 

The elements and composition of this view provides for a visually ordered and generally visually undemanding 
view. This includes repetitive geometric pattens of shapes, a relatively limited and neutral colour palette and an 
absence of smaller scale elements such as shop fronts and signs. 

7.6.1 Visual Effects 

The visual impact of the proposal includes: 

• Removal of a large part of the sky; and 

• Insertion of the proposal. 

Consequently, the proposal will directly impact the following landscape areas: 

• Central Sydney; and 

• Sky. 
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Figure 19 Viewpoint 6 – Bridge Street from Macquarie Street – Proposed View 
Source: Virtual Ideas 

Detail  

Much of the tower will be visible in the centre background of this view. Due to this as well as proximity to the 
viewer and exposure to its eastern elevation, the articulation of the tower into smaller components will be 
noticeable. While the proposal will remove a large part of the sky as a background element, its placement will 
enable sky to separate it from Governor Phillip Tower and the Intercontinental Tower. This will enable 
appreciation of each of these buildings as distinct elements. Compared to the prevalence of conventional, 
rectilinear forms with right angles in much of the view, the tower will introduce a softer, cylindrical from and 
curved lines without sharp edges. This will reference the curved corners and arches that are dominant in the 
Chief Secretary’s Building.  

7.6.2 Sensitivity 

The following is an assessment of the proposal against the factors of sensitivity: 

• People: most people exposed to the view will be local workers walking in the Bridge Street public domain, 
likely travelling to and from work, meetings or breaks. It is possible that a small number of people will be 
tourists and visitors to heritage assets. Due to the relative absence of retail uses, it is not expected that 
shoppers will be exposed to this view; and 

• The view: the view is of a designated character area under the Sydney DCP, and enables appreciation of both 
the landmark Lands Department Building and the Bridge Street streetscape. 

On this basis, the overall sensitivity is medium-high. 

7.6.3 Magnitude 

The following is an assessment of the proposal against the factors of magnitude: 

• Size or scale: major; 

• Geographical extent of the area influenced: restricted area; and 

• Duration and reversibility: ongoing capable of being reversed. 
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When considered together, the overall magnitude is considerable (refer Table 26). 

Table 26 Viewpoint 6 – Magnitude 

  
Duration and / or reversibility 

  
Ongoing and 
irreversible 

Ongoing capable 
of being reversed 

Limited life (5 – 
10 years) 

Limited life (< 5 
years) 

Scale of 
change  

Major change 
over wide area 

Dominant Considerable Considerable Noticeable 

Major change 
over restricted 
area, or 
Moderate 
change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate 
change over 
restricted area; 
or 
Minor change 
over a wide area 

Considerable Noticeable Noticeable Perceptible 

Minor change 
over a restricted 
area; or 
Insignificant 
change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible 
change 

Imperceptible Imperceptible Imperceptible Imperceptible 

7.6.4 Significance 

Combining assessment of sensitivity and magnitude gives a significance of moderate-high (refer to Table 27). 

Table 27 Viewpoint 6 – Significance 

  Magnitude 

  Dominant Considerable Noticeable  Perceptible Imperceptible 

Sensitivity High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 
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7.7 Viewpoint 7 – Farrer place at Bent Street 

Overall, the view comprises two (2) main landscape character areas: 

• Central Sydney; and 

• Sky. 

Overall, these areas have the following composition: 

• Foreground: Central Sydney; 

• Mid-ground: Central Sydney; and 

• Background: Central Sydney and sky. 

The location of the viewpoint in relation to the proposal is detailed in Table 28, under which it is shown in Figure 
20.  

Table 28 Viewpoint 3 – Macquarie Place Park – Key Information 

Item Key Information 

Distance to proposal 60 (approx.) 

Direction from proposal East 

Elevation relative to ground level of proposal Level 

 

Figure 20 Viewpoint 7 – Farrer Place at Bent Street – Existing View 
Source: Virtual Ideas 

Detail 

Overall, this view is representative of the varied and complex visual nature of much of Central Sydney, and in 
particular the north-east part. 

While located in the middle ground, this view is dominated by the Lands Department Building. In this view, the 
Lands Department Buildings appears as having a large scale and distinct architectural style. The convergence of 
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the eastern and southern elevations at the Bent and Loftus Street intersections that draws the eye to this corner. 
While the existing Royal Exchange Building on the site does not enable appreciation of the silhouette of the 
clock tower against the sky, its visual prominence is retained and the viewer is able to appreciate and understand 
it as a separate element due to its scale and location closer to the viewer as well as its clear difference in form, 
line, colour and texture (including materiality and projecting and recessing elements) to the Royal Exchange 
Building.  

The foreground of the view is comprised of streets (mainly Bent Street) and the Winter Garden Plaza and 
Department of Education Building. The ground plane of this view is of particular note. Representative of the 
unique street and block pattern of this part of Central Sydney, streets comprise an irregular pattern of short, 
narrow street at different alignments that create generally smaller, irregular shaped blocks. The view comprises 
parts of 5 streets – Bent Street, Spring Street, Loftus Street, Gresham Street and O’Connell Street. This pattern in 
turn influences built form, and is a key contributor to the complexity of the view due to built form having a 
variety or orientation. The slope of the ground place is also distinct, as it appears as a gentle by consistent 
downhill slope away from the viewer. This compounds the effect of elements closer to the viewer having greater 
visual prominence. The nature of the street, block and built form pattern provides a sense of enclosure to the 
view.  

The Winter Garden Plaza building provides a distinct podium and tower form. Its curvilinear podium is a 
prominent at the intersection of Bent and O’Connell Street 

Built form occupies the background and is perceptible as a number of relatively simple, vertically emphasised 
20th century commercial office towers. Overall, the skyline reads a generally cohesive visual unit, with variation 
and provided by the difference in heights that creates a visually articulated skyline. The Christie Building is of 
note. Due to its substantial recesses and projections, smaller scale windows and light brown colour scheme, it 
tends to blend in more with the Lands Department Building compared to other buildings and in particular the 
adjoining Royal Exchange Building. This has the effect of reducing the eyes ability of perceive the Lands 
Department Building as a distinct element, and as such can be seen as reducing its prominence in the 
landscape.   

Built elements in the view are softened by the presence of street trees, in particular within Bent Street in the mid 
ground and background. The CoS concession in the foreground is noticeable, and in its commercial signage 
draws the eye. 

The sky is visible at the top of the view above the skyline. Unlike other nearby views, the sky is horizontally 
emphasised as it does not appear in bands that lower down closer to the ground plane. 

7.7.1 Visual Effects 

The visual impact of the proposal includes: 

• Removal of views of much of the existing background, including the sky; and 

• Insertion of the proposal. 

Consequently, the proposal will directly impact the following landscape areas: 

• Central Sydney; and 

• Sky. 
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Figure 21 Viewpoint 7 – Farrer Place at Bent Street – Proposed View  
Source: Virtual Ideas 

Detail 

Part of the southern part of the podium, including the through block link, and the lower third of the tower’s 
eastern elevation will be visible in this view. The offsetting of the orientation of the podium compared to the 
tower, the indentation of parts of the tower and its horizontal banding will articulate the elevation and reduce 
the perception of visual bulk.] 

The proposal will remove a number of buildings on the subject site, and view of other towers in the background. 
The existing complexity of the background visual environment, in particular the articulated and finer grain 
elevation of the Christie Centre, is considered to distract from the prominence of the Lands Department 
Building. Replacement with a single, unified form in the tower that has a contrasting, softer form to the Lands 
Department Building will address this issue. It is noted that the height of the existing Royal Exchange Building 
enables the very uppermost part of the clock tower above the actual clock to be read in silhouette against the 
sky. This is generally a preferred outcome for landmarks such as this. However, it is considered that the extent of 
this effect is minimal and the scale of change between the existing and proposed is minimal and is can be 
considered to be offset by the overall reduction in background distracting elements.  

7.7.2 Sensitivity  

The following is an assessment of the proposal against the factors of sensitivity: 

• People: most people exposed to the view will be local workers walking in the Bridge Street public domain, 
likely travelling to and from work, meetings or breaks. It is possible that a small number of people will be 
tourists and visitors to heritage assets. Due to the relative absence of retail uses, it is not expected that 
shoppers will be exposed to this view; and 

• The view: the view is of a designated character area under the Sydney DCP, and enables appreciation of both 
the landmark Lands Department Building and the Bridge Street streetscape. 

On this basis, the overall sensitivity is medium-high. 
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7.7.3 Magnitude 

The following is an assessment of the proposal against the factors of magnitude: 

• Size or scale: major; 

• Geographical extent of the area influenced: restricted area; and 

• Duration and reversibility: ongoing capable of being reversed. 

When considered together, the overall magnitude is considerable (refer Table 29). 

Table 29 Viewpoint 7 – Magnitude 

  
Duration and / or reversibility 

  
Ongoing and 
irreversible 

Ongoing capable 
of being reversed 

Limited life (5 – 
10 years) 

Limited life (< 5 
years) 

Scale of 
change  

Major change 
over wide area 

Dominant Considerable Considerable Noticeable 

Major change 
over restricted 
area, or 
Moderate 
change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate 
change over 
restricted area; 
or 
Minor change 
over a wide area 

Considerable Noticeable Noticeable Perceptible 

Minor change 
over a restricted 
area; or 
Insignificant 
change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible 
change 

Imperceptible Imperceptible Imperceptible Imperceptible 

7.7.4 Significance 

Combining assessment of sensitivity and magnitude gives a significance of medium-high (refer Table 30). 

Table 30 Viewpoint 7 – Significance 

  Magnitude 

  Dominant Considerable Noticeable  Perceptible Imperceptible 

Sensitivity High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 
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7.8 Viewpoint 8 – Royal Botanic Gardens 

Overall, the view comprises three (3) main landscape character areas: 

• Royal Botanic Gardens; 

• Central Sydney; and 

• sky. 

Overall, these areas have the following composition: 

• Foreground: Royal Botanic Gardens; 

• Mid-ground: Royal Botanic Gardens; and 

• Background: Central Sydney and sky. 

The location of the viewpoint in relation to the site is detailed in Table 31, under which it is shown in Figure 22. 

Table 31 Viewpoint 6 – Bridge Street from Macquarie Street – Key Information 

Item Key Information 

Distance to proposal 580 (approx.) 

Direction from proposal East north-east 

Elevation relative to ground level of proposal Below 

 
Figure 22 Viewpoint 8 – Royal Botanic Gardens – Existing View 
Source: Virtual Ideas 

Detail 

Overall, this view is notable as a representation of the relationship between the eastern parkland edge of Central 
Sydney (comprising the Royal Botanic Gardens, Domain and Hyde Park) and Central Sydney itself.  

The foreground and midground is comprised of the Royal Botanic Gardens. a narrow, curved bitumen paved 
pedestrian path with low raised concrete edges located in the centre of the view leads the eye to a small open 
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sided rotunda in the middle left of the mid ground. Together with a glimpse of the upper part of the Sydney 
Conservatorium of Music, this is the only built form in the fore and mid ground. The rotunda has a distinct steep 
pitched roof leading to a single point, a form that is in part echoed in that part of the Sydney Conservatorium of 
Music that is visible. The balance of the fore and mid ground comprises natural elements. Most of this is well 
maintained turf either side of the path. Large trees at the rear of the mid ground combine to form a row that 
visually delineates the mid ground from the background. Tow trees are prominent in this row. The tree to the 
right is evergreen and as such will occlude view of the background in this location year round. However, the tree 
to the left is deciduous, and periods such as winter when the foliage falls more of the background will be visible. 

Topography is a key part of the fore and mid ground of this view. The landform stopes upwards away from the 
viewer. Noting that this is mitigated with distance, nonetheless the lower height of the viewer relative to 
elements further away tends to increase the perception of their prominence.  

The background is formed by north east edge of Central Sydney. Due to a number of factors, including their 
location on an elevated ridge on the eastern built edge of Central Sydney, their scale and distinct individual 
forms, Central Sydney is read as a collection of four individual buildings – Chifley Tower, Aurora Place, Governor 
Phillip Tower and the AMP Tower. These buildings are widely regarded as some of the most prominent in Central 
Sydney, and their nature of visibility reflects a general pattern of viewing from many locations to the east of 
Central Sydney. A glimpse of Deutsche Bank Place and Sydney Tower is visible to the far left of the background. 

The sky forms a continuous horizontal band across the upper part of the background. Gaps between buildings 
also enables the sky to be drawn down towards the ground level in the form of bands. This also enables a greater 
appreciation of the towers as individual buildings.   

7.8.1 Visual Effects 

The visual impact of the proposal includes: 

• Removal of part of the sky; and 

• Insertion of the proposal. 

Consequently, the proposal will directly impact the following landscape areas: 

• Central Sydney; and 

• Sky. 
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Figure 23 Viewpoint 8 – Royal Botanic Gardens – Proposed View  
Source: Virtual Ideas 

Detail 

Much of the upper two thirds of the eastern elevation of the tower will be visible.  

The value of this view relates to the nature of the leading eastern edge of Central Sydney. The overall height and 
width of the individual buildings comprising this edge is consistent, and provides for a unified visual unit. 
However, there is variety in the form of the buildings. For example , Aurora Place has a distinct sloped roof and 
curved southern edge, while Chifley Tower has a distinct stepped skyline profile. This provides for variety in an 
overall cohesive whole. It also enables individual appreciation of some of Sydney most important and high 
quality contemporary buildings. The overall form of the proposal is compatible with that of this visual unit. Within 
this overall form, it also has a distinct form that is not already replicated in the other buildings. On this basis, it is 
considered to be compatible with the value of this view. In respects, it strengthens the character of this leading 
eastern edge of Central Sydney.  

While the proposal removes the silhouette of sky bordering its northern edge, due to its location setback from 
this edge of buildings and its distinct curved form it still enables appreciation of Governor Phillip Tower as a 
distinct feature. 

7.8.2 Sensitivity 

The following is an assessment of the proposal against the factors of sensitivity: 

• People: people exposed to the view will primarily be engaged in outdoor recreation, in particular walking, 
who are likely to have an interest in the landscape. 

• The view: that view is valuable due the dominance of natural elements, which is both representative of the 
eastern parkland edge of Central Sydney, is associated with the highly valued Royal Botanic Gardens and has 
a well defined fore, mid and background. 

On this basis, the overall sensitivity is high. 
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7.8.3 Magnitude 

The following is an assessment of the proposal against the factors of magnitude: 

• Size or scale: major. 

• Geographical extent of the area influenced: restricted area. 

• Duration and reversibility: ongoing capable of being reversed. 

When considered together, the overall magnitude is considerable (refer Table 32). 

Table 32 Viewpoint 8 – Magnitude 

  
Duration and / or reversibility 

  
Ongoing and 
irreversible 

Ongoing capable 
of being reversed 

Limited life (5 – 
10 years) 

Limited life (< 5 
years) 

Scale of 
change  

Major change 
over wide area 

Dominant Considerable Considerable Noticeable 

Major change 
over restricted 
area, or 
Moderate 
change over 
wide area 

Considerable Considerable Noticeable Noticeable 

Moderate 
change over 
restricted area; 
or 
Minor change 
over a wide area 

Considerable Noticeable Noticeable Perceptible 

Minor change 
over a restricted 
area; or 
Insignificant 
change 

Perceptible Perceptible Perceptible Imperceptible 

Imperceptible 
change 

Imperceptible Imperceptible Imperceptible Imperceptible 

7.8.4 Significance 

Combining assessment of sensitivity and magnitude gives a significance of high (refer Table 33). 

Table 33 Viewpoint 8 – Significance 

  Magnitude 

  Dominant Considerable Noticeable  Perceptible Imperceptible 

Sensitivity High Major High Moderate Low Negligible 

Medium High Moderate Low Low Negligible 

Low Moderate Low Low Negligible Negligible 

Negligible Low Low Negligible Negligible Negligible 
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7.9 Summary of significant of visual impact 

A summary of the significance of visual impact is provided in Table 34 and shows: 

• Sensitivity ranges from medium to high 

• Sensitivity is high at designated viewpoints, those associated with valued landscapes and those where the 
visual experience is in part dependant on the quality of the landscape and view. Viewpoint 1, which is located 
at the Sydney harbour Bridge southern pylon, is a designated viewpoint that is considered to have very high 
value 

• Sensitivity is medium – high at viewpoints associated with character areas 

• Sensitivity is lowest at viewpoints that are representative of much of Central Sydney 

• Magnitude is consistently assessed as considerable 

• While the proposal represents a change over a relatively restricted area and is reversible, it is also considered 
to of a large size and is ongoing (i.e., unlikely to be readily removed) 

• The impact of distance will typically reduce magnitude. On this basis, while magnitude is assessed as 
considerable from longer distance viewpoints, the scale is towards the lower end closer to noticeable. While 
not explicitly addressed in the preceding assessment, it is in particular likely that viewpoints that are mainly 
seen from people who are not moving, nearby viewpoints with similar attributes that are seen by people 
moving is likely to be in the noticeable category. This is likely to be the case for people travelling south 
towards Central Sydney over the Harbour Bridge 

• The significance of visual impact ranges between moderate to high. 

It is important to note assessment of significance is not correlated with inappropriateness. Rather, it determines 
which viewpoints to carry forward into more detailed consideration against the planning framework. Under this 
method, viewpoints assessed as having a significance of medium or above are carried forward in this manner. On 
this basis, all viewpoints will be assessed against the planning framework. 

Table 34 Summary of Public Viewpoint Assessment 

Ref Viewpoints Sensitivity  Magnitude Significance  

1.  Sydney Harbour Bridge High Considerable High 

2.  Sydney Opera House High Considerable High 

3.  Macquarie Place Park Moderate – High Considerable Moderate – High 

4.  Bridge Street from George Street Moderate – High Considerable Moderate – High 

5.  Pitt Street from Martin Place Medium Considerable Moderate 

6.  Bridge Street from Macquarie Street Moderate – High Considerable Moderate – High 

7.  Farrer Place at Bent Street Moderate – High Considerable Moderate – High 

8.  Royal Botanic Gardens High Considerable High 
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8.0 Assessment Against the Planning 
Framework 

This part of the document assesses the appropriateness of the potential visual impacts against the planning 
framework 

8.1 Strategic Plans 

8.1.1 Greater Sydney Region Plan – A Metropolis of Three Cities and the Eastern City District 
Plan 

The Region Plan and District Plan address views. Table 35 provides as assessment of the proposal against the 
relevant provisions. 

Table 35 Region and District Plan Assessment 

Matter Response 

• Region Plan Strategy 28.2: Enhance 
and protect views of scenic and 
cultural landscapes from the public 
realm 

• District Plan Action 64: Enhance and 
protect views of scenic and cultural 
landscapes from the public realm 

This VIA considers the likely visual impact of the proposal on views from the 
public domain. While it does not directly affect designated views such as those 
proposed by the CSPS, a number of views can more broadly be considered to be 
of scenic and cultural landscapes. This in particular includes viewpoint 1 (Sydney 
Harbour Bridge). For a number of reasons, in particular due to its compatibility 
with its context, the proposal will not fundamentally alter the nature of views 
currently obtained from any viewpoint. Through the addition of a slender, 
sculptural tower, from viewing locations to the north may be considered to 
make a positive contribution to the characteristics of existing views 

8.1.2 City Plan 2036 

City Plan 2036 is the City of Sydney’s draft local strategic planning statement under section 3.1 of the Act. In 
terms of views, it defers to the draft Central Sydney Planning Strategy’s proposed preservation significant view 
corridors.  

8.1.3 The Central Sydney Planning Strategy (CSPS) 

The CSPS is the first major review of the Central Sydney planning framework in 45 years and is at the time of 
writing subject to public exhibition following endorsement for this to occur by DPIE. On this basis, while noting 
the existing LEP and DCP provisions, it is considered to have substantial weight when considering the proposal.  

The overall strategic intent of the CSPS is to strengthen the international competitiveness of Central Sydney 
within a framework that is intended to preserve the amenity of key public spaces. Key changes include: 

• Additional height and density in defined tower clusters; 

• Discouraging residential uses compromising the ability to deliver commercial floor space; 

• Protecting attributes of key public spaces such as Hyde Park; and 

• Ensuring new development achieves design excellence. 

The defined tower clusters are of particular relevance to this proposal. The CSPS is informed by a view study that 
provides an indication of the level of visual change envisaged through realisation of the tower clusters. With 
reference to the northern tower cluster in which the site is located, the study makes the following observations - 
‘this precinct as the future heart of Central Sydney business precinct’ and will ‘shift the visual centre of the skyline 
northward’. It is clear from this that considerable change is supported. 

In terms of views, the CSPS notes a number of matters related to overall, private and public considerations: 

• Central Sydney is a constantly changing built environment; 

• On this basis, views are subject to change; 

• As a large majority of available views are considered iconic, standard principles around views and their 
sharing are not applicable; 
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• There is often limited ability to respond to views through building design due to factors such as the confines 
of planning requirements that limit capacity to adjust the shape of a building or move its location on a site 
and constraints for tall commercial buildings due to their large regular floor plates, complex structural 
requirements and high quality repeatable exterior cladding; 

• Streets, parks and squares provide multiple and various public views to pedestrians, providing orientation and 
relief from the enclosure provided by the buildings of the surrounding city; and 

• The presence of a small number of views in the public domain are of higher significance due to their 
association with significant public places and buildings. 

In response to this, the CSPS includes a section entitled ‘Public views’. The main planning policy focus is to 
protect significant views from the public domain in Martin Place and Observatory Hill, and views to the Central 
Station clock tower. 

8.2 Statutory Plans 

8.2.1 Sydney Local Environmental Plan 2012 

To give effect to the CSPS, amendments covering the following matters were implemented into the Sydney LEP 
2012: 

• Protection of public views; 

• Height of buildings; and 

• Erection of tall buildings. 

Protection of Public Views 

New provisions (objectives and controls) were inserted into the Sydney LEP 2012 to ensure development does not 
intrude within public view protection planes for Martin Place, Observatory Hill and the Central Station clock 
tower. 

The proposal does not intrude within any of these proposed public view protection planes. 

Height of Buildings 

The amendments included changes to clause 4.3(1) – Height of buildings to make view sharing only applicable 
outside Central Sydney. 

Therefore view sharing, and by association case law around this matter, is not relevant to determining 
development applications made for the site. 

Erection of Tall Buildings 

The amendments included changes to clause 6.16(3) to include an expanded range of matters for consideration 
when determining development applications for tall buildings (either a height of greater than 55m or an FSR 
greater than 8:1). As the proposal is seeking a greater height and FSR, this proposed provision is relevant.  

An assessment against those matters relevant to visual impact is provided in Table 36 below.  

Table 36 Tall building Provisions 

Matter Response 

The building will not adversely 
impact on key views from Public 
Places 

The proposal does not impact proposed public view protection planes for Martin 
Place, Observatory Hill and the Central Station clock tower. The proposal also does not 
interrupt other key designated views such as that along Pitt Street 

The building will not adversely 
impact on 

• the curtilage of heritage items 

• the setting and character of 
buildings and heritage items in 
conservation areas and Special 
Character Areas 

The proposal is not located on a site that contains a heritage item. 

Consideration against provisions for the Bridge Street/Macquarie Place/Bulletin Place 
Special Character Area is provided below. 

The building provides for high levels 
of appropriate height transitions 

Through the podium, the proposal represents a more appropriate height response to 
the Bridge Street streetscape than existing development on the site. Consistent with 
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Matter Response 

between new development and 
buildings and heritage items in 
conservation areas and Special 
Character Areas 

the limitations acknowledged by the CSPS associated with planning provisions and 
the design requirements of tall commercial towers combined with the dimensions of 
the site (narrow width relative to its length), greater height transition if not practically 
feasible. Furthermore, the overall density and scale of this part of Central Sydney, the 
existing visual complexity and layering with older and newer buildings and its 
inclusion in a recognised tower cluster means that substantial setbacks greater than 
that proposed are not considered necessary to achieve a satisfactory visual outcome 

Overall, the locality statement, objectives and principles for the Bridge Street/Macquarie Place/Bulletin Place 
Special Character Area seek to consider: 

• A cohesive group of highly significant sandstone buildings; 

• Significant historic buildings, especially those with significant roof-scapes and features; 

• Significant buildings designed by prominent architects of their period, demonstrating the economic 
importance of Bridge Street as a commercial and trading precinct; and 

• Macquarie Place. 

An assessment against those matters relevant to visual impact is provided in Table 37 below.  

Table 37 Bridge Street/Macquarie Place/Bulletin Place Special Character Area 

Matter Response 

(a) Development must achieve and 
satisfy the outcomes expressed in 
the locality statement and 
supporting general objectives for 
special character areas, in addition 
to the principles below 

The northernmost part of the site is located within the Bridge Street/Macquarie 
Place/Bulletin Place Special Character Area. The visual impact assessment has shown 
that through a number of measures, in particular the podium, the proposal in its 
current form will not adversely impact on the setting and character of this Special 
Character Area and will result in a more sympathetic visual outcome at human eye 
level to the existing situation. Overall, the proposal is considered to represent a 
superior visual outcome with regards to streetscape character, quality and 
responsiveness to nearby historic buildings compared to existing development 

(b) Enhance Macquarie Place as 
one of Sydney’s pre-eminent urban 
spaces, and recognise the unique 
collective value of heritage items 
that align Bridge Street, many that 
are of state and national 
significance 

The proposal will not have a direct impact on Macquarie Place. 

The site is located on the prominent Bridge and Pitt Street corners. This part of the 
site was previously occupied by the original Royal Exchange Building, which was a 4 
storey sandstone building dating from the 1850s. In this 1960s this building was 
demolished. The present 26 storey office building on this part of the site dates from 
this era. The tower edges are setback from Bridge and Pitt Streets and rises vertically 
without an intervening podium. In this form, it detracts from the overall cohesiveness 
of the Bridge Street streetscape.  

The proposal will replace this form with a building with a new street wall to both 
Bridge and Pitt Street comprised of a podium that references the height datum line 
of the nearby Education Department Building and is compatible with the adjacent 
Lands Department Building. The tower will be setback from all street frontages, with 
an 8m setback to Bridge Street. This provides for a clearly delineated lower rise form 
that is more sympathetic to the prevailing scale of the Bridge Street streetscape. 

(c) Conserve and enhance the 
heritage significance of the area 
including the nineteenth and 
twentieth century buildings and 
landscapes, and their settings 

The proposal will not have a direct impact on a heritage item.  

From viewpoint 7, the existing Royal Exchange Building is seen behind the Lands 
Department Building. The proposal will maintain this composition. This can be 
considered relevant in broad terms to the setting of this heritage item. 

The main change between the existing and proposed view is that the proposal will sit 
behind the entirety of the Lands Department Building. When considering this matter, 
it is important to note that the existing Sydney LEP 2012 allows for a building on the 
site that would result in the same outcome. Given this and other attributes of the site 
such as its size, replacement of the existing building with one that does not sit behind 
the entirety of the Lands Department Building is unreasonable. Setting this aside, it is 
considered that the viewer will still be able to appreciate the nature of the Lands 
Department Building for a number of reasons, including: 

• Its large scale and distinct architectural style 

• The convergence of the eastern and southern elevations at the Bent and Loftus 
Street intersections that draws the eye 
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Matter Response 

• The distance between the two buildings 

• The lower elevation of the ground level of the site 

• The ability to use form, line, colour, texture and other visual measures to make the 
proposal distinct from the Lands Department Building yet visually recessive. 

It is also noted that the proposal will result in the removal of the Christie Centre. This 
building is considered to distract from appreciation of the Lands Department 
Building due to the variety of its elevations, in particular its relatively small windows, 
and its similar external colour.  

On this basis, it is considered that the proposal conserves and has the potential to 
enhance the heritage significance of the Lands Department Building from a visual 
perspective. 

(f) Maintain and enhance 
significant views along streets north 
to the water, views east along 
Bridge Street to the Conservatorium 
of Music and Domain, and vistas 
that terminate at significant 
heritage buildings 

The more sympathetic form of the proposed podium to the prevailing streetscape 
scale will enhance existing views along Bridge Street.  

The proposal will not directly impact vistas that terminate at significant heritage 
buildings. While in a broader sense the proposal has an indirect effect on the 
backdrop setting of the Lands Department Building, for the reasons outlined above 
this is considered acceptable. 

(g) Maintain and reinforce the 
cohesive and rare streetscape 
character of Bridge Street and 
Macquarie Place by requiring new 
buildings to be built to the street 
alignment, with building heights 
that reinforce the existing 
predominant street frontage height, 
and frontages incorporating Sydney 
sandstone 

The proposal will be built to the Bridge Street street alignment and will have a 
podium that references the height datum line of the adjacent Lands Department 
Building. There is opportunity to incorporate Sydney sandstone in the frontage facing 
Bridge Street as part of further design development undertaken at the subsequent 
development application stage 

8.2.2 Sydney Development Control Plan 2012 

To give effect to the CSPS in relation to view it is proposed to insert a new section 5.1.8 – Views from Public Places. 
This section will comprise: 

• Value statement; 

• Objectives; and 

• Provisions. 

The value statement is as follows: 

• ‘There are some key views from within Central Sydney, from parks and other well-used Public Places that take 
in important buildings or urban landscapes that help define Central Sydney. New development can make a 
positive contribution to the characteristics and composition of designated public views. These views should 
be preserved and have priority over private views’. 

The objectives are as follows: 

• (a) To identify and preserve significant public views from public places. 

• (b) To ensure the silhouette created by existing clock towers, turrets and roof features on heritage listed items 
are clearly visible against the sky. 

• (c) To require development to respond to public views to Sydney Harbour by improving the view through 
building modulation. 

• (d) To require development to respond to significant public views from public places by enhancing views 
through, building modulation and/or high quality materials, finishes and design excellence. 

The provisions are as follows: 

1. Development must not encroach within any of the views nominated on the Public Views Protection Maps 
and where possible should improve the views to Sydney Harbour (surface of the water) through modulation 
of built mass 
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2. Development must minimise impact on existing public views to heritage items with significant architectural 
roof features (clock towers, spires, lanterns etc) through modulation of proposed built mass, to allow for clear 
air around the roof feature and legibility 

3. Views nominated on the Public Views Protection Maps relate to significant vistas or silhouettes generated by 
existing built form. The location of public domain structures such as trees and banners are to be considered 
ephemeral and should not be used as parameters to obstruct or encroach into a protected public view 

4. Views from Observatory Hill to the harbour, Millers Point, adjoining areas and distant views to the east, west 
and north should be maintained. New buildings in Millers Point and Walsh Bay should be limited. No new 
building should exceed the established patterns of scale and form, nor should it have an adverse impact on 
any identified views or the setting of Observatory Hill and Millers Point 

5. Development that terminates a public view on the Public Views Protection Map must contributes to its 
quality through massing, high quality materials and demonstrated design excellence 

6. Consideration should also be given to additional significant public views not mapped in the Public Views 
Protection Map but identified in the Special Character Area Locality Statements. 

An assessment against those matters relevant to visual impact is provided in Table 38 below.  

Table 38 Views from Public Places 

Matter Response 

Development must not encroach 
within any of the views nominated on 
the Public Views Protection Maps and 
where possible should improve the 
views to Sydney Harbour (surface of 
the water) through modulation of 
built mass 

The proposal does not encroach within any of the views nominated on the Public 
Views Protection Maps. 
 
The site has no nexus with the surface of water on Sydney Harbour. 

Development must minimise impact 
on existing public views to heritage 
items with significant architectural 
roof features (clock towers, spires, 
lanterns etc) through modulation of 
proposed built mass, to allow for clear 
air around the roof feature and 
legibility 

The proposal will not provide for clear air around the roof form of the Lands 
Department Building clock tower.  

On this basis, consideration is to be give of the entirety of the provision and the 
objectives of this section.  

The entirety of the provision seeks to minimise impact on existing public views to 
the Lands Department Building. Viewpoint 7 is relevant in this instance. 

The objectives are: 

• To identify and preserve significant public views from public places 

• To ensure the silhouette created by existing clock towers, turrets and roof 
features on heritage listed items are clearly visible against the sky 

• To require development to respond to public views to Sydney Harbour by 
improving the view through building modulation 

• To require development to respond to significant public views from public places 
by enhancing views through, building modulation and/or high quality materials, 
finishes and design excellence. 

As has already been outlined, existing development only preserves a small amount 
of the clock tower silhouette against the sky, and existing LEP provisions enable an 
outcome that removes all ‘clear air’ around the clock tower. For the reasons already 
articulated in this visual impact assessment, including challenges associated with 
the shape of the site, the demands of commercial office towers and the impact of 
other planning provisions, it is not reasonable to change the placement of the tower 
on site nor reduce its height to achieve such an outcome. Furthermore, the sites 
inclusion in a tower cluster provides a reasonable expectation for a significant scale 
of development.  

Views nominated on the Public Views 
Protection Maps relate to significant 
vistas or silhouettes generated by 
existing built form. The location of 
public domain structures such as 
trees and banners are to be 
considered ephemeral and should 
not be used as parameters to 

The proposal does not encroach within any of the views nominated on the Public 
Views Protection Maps. 
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Matter Response 

obstruct or encroach into a protected 
public view 

Views from Observatory Hill to the 
harbour, Millers Point, adjoining areas 
and distant views to the east, west 
and north should be maintained. 
New building in Millers Point and 
Walsh Bay should be limited. No new 
building should exceed the 
established patterns of scale and 
form, nor should it have an adverse 
impact on any identified views or the 
setting of Observatory Hill and Millers 
Point 

The proposal does not encroach upon these views. 

Development that terminates a 
public view on the Public Views 
Protection Map must contributes to 
its quality through massing, high 
quality materials and demonstrated 
design excellence 

The proposal will not terminate a public view on the Public Views Protection Map. 

Consideration should also be given to 
additional significant public views not 
mapped in the Public Views 
Protection Map but identified in the 
Special Character Area Locality 
Statements. 

Impact on the Lands Department Building clock tower has been already discussed 
in this section 
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9.0 Discussion of Key Issues 
This part of the document discusses key issues identified through the VIA. 

This VIA has identified six (6) key issues: 

1. Urban form; 

2. Key views from public places; 

3. Occlusion of views to Sydney Tower from the north; 

4. Tower form; 

5. Bridge Street streetscape; and 

6. Lands Department Building clock tower. 

9.1 Urban Form 

The scale of the tower, in particular its height when viewed from locations to the north, will make it a prominent 
element in the Central Sydney townscape. While under earlier strategic plans the CoS had sought an overall 
urban form outcome comprising two ‘ridges’ of height corresponding with the sides of the Tank Stream, this 
outcome was compromised with development of the Gateway Plaza and has not been carried forward into the 
CSPS. Rather, the CSPS seeks to deliver four tower clusters distributed throughout Central Sydney. The likely 
outcome in terms of visual urban form will be ‘peaks’ of height located at the north, west and south of Central 
Sydney. In terms of the northern tower cluster in which the proposal is located, the views study that supports the 
CSPS makes the following observations: ‘this precinct as the future heart of Central Sydney business precinct’ 
and ‘shift the visual centre of the skyline northward’. 

This future arrangement will most be able to be appreciated from viewpoints to the east where the entire long 
axis of Central Sydney is visible. Together with other existing tall, distinct buildings such as Chifley tower and 
approved buildings such as Circular Quay, the proposal will function to further delineate and strengthen this 
node of height. While from certain locations to the north the proposal will appear prominent in the landscape 
due to its relative difference in height, the scale of this greater height is not considered to be non-characteristic, 
discordant or intrusive within the context of NSW and Australia’s predominant centre. On this basis, the proposal 
is consistent with the overall CoS intent for Central Sydney as articulated in the CSPS. 

9.2 Key Views from Public Places 

While located close to a number of key views, the VIA has shown that the proposal will not impact key views from 
public places proposed under the CSPS.  

9.3 Occlusion of Views to Sydney Tower from the north 

From some locations to the north current views of the Sydney Tower will be occluded. While not a designated 
view under the CSPS nor of the same value as the Opera House or Harbour Bridge, Sydney Tower is nonetheless 
recognised as a major Central Sydney landmark. However, due to distance it currently appears as a minor visual 
element from viewpoints to the north. Occlusion of views of Sydney Tower from views to the north is a likely 
outcome of the proposed CSPS planning framework more broadly. This is considered acceptable as the 
consequences of retaining existing views to such a minor element include precluding delivery of a substantial 
amount of new high-quality commercial office space that is central to the intent of the CSPS. Due to the heritage 
listing of the David Jones Department Store, Sydney Tower will likely remain a prominent visual feature when 
viewed from locations to the east. On this basis, it is considered unreasonable to maintain existing views from 
locations to the north. 

9.4 Tower Form 

The scale and proportions of the tower have been derived from an analysis of existing site attributes and 
consideration of the CSPS intent to unlock a substantial new quantum of high quality commercial office space 
and more detailed provisions such as skyview factor. The resulting tower is of substantial scale. Its dimensions 
mean that it will be perceived as a slender landscape feature when viewed from the north and south. This is 
important as the northern elevation is considered to be the most sensitive direction in terms of visual impact due 
to its degree of exposure and its association with more sensitive viewpoints. The western and eastern elevations 
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are longer. It is noted that their maximum dimensions comply with the proposed provisions of the CSPS. 
Furthermore, from the selected viewpoints the VIA has shown that these elevations will not appear out of 
keeping with the existing prevailing form of other existing and approved towers. 

The appearance of scale is moderated by a number of design measures incorporated by the indicative reference 
scheme (refer Figure 24 and Figure 25). These include: 

• The segmentation of the western elevation vertically into three distinct parts by the central lift core 

• The segmentation of the tower into three parts (low and mid-rise, high rise and sky rise) horizontally by 
noticeable ‘banding’ corresponding with services floors 

• Decrease in the size of floorplates generally in line with the horizontal parts. This provides for a tapered form  

• Breaking up the elevations into smaller parts, in particular the eastern elevation, by strong vertical and 
horizontal lines 

• Noticeable horizontal ‘banding’ that functions to offset verticality 

the strong curvilinear appearance of the tower in particular due to the rounding of the corners of the building. 
This softens the appearance of the tower. 

 
Figure 24 Tower Form – North Elevation 
Source: FJC 
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Figure 25 Tower Form – West Elevation 
Source: FJC 

9.5 Bridge Street Streetscape 

The Bridge Street streetscape is recognised by CoS planning policy as being of high value. Current development 
on the site presents poorly to this streetscape mainly due to its tower to ground form with an absence of a 
podium or other lower rise, smaller scale element that mitigates this visual effect. This is further exacerbated by 
setbacks at the ground level that further reduces the visual continuity of the streetscape. 

The incorporation of a distinct podium element addresses this issue. In addition to being more scaled to the 
human perspective at the street level, the podium has a scale sympathetic to the adjacent Lands Department 
Building when viewed from Bridge Street. In particular, its height responds to the Education Building height 
datum line, and is in keeping with that of the Lands Department Building (refer Figure 26). The podium will be 
aligned with the Bridge Street street alignment, and the leading northern edge of the tower will be substantially 
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setback from this edge. This will create a more human scale street wall for this part of the Bridge Street 
streetscape, which is a visually superior streetscape outcome. When viewed from the southern side of Bridge 
Street the proposal will read as a substantially better ‘fit’ within its context. It is noted that materiality and colour 
are key aspects of the Bridge Street streetscape. The supporting design report outlines proposed materiality that 
will be further explored as part of the subsequent detailed development application process. 

 
Figure 26 Bridge Street Streetscape 
Source: FJC 

9.6 Lands Department Building Clock Tower 

While the proposal will not enable the silhouette of the Lands Department Building clock tower to be visible 
against the sky, the existing extent of this effect is limited to its uppermost part. The existing LEP enables a 
complying development that has the same effect in terms of silhouette as the proposal.  

Given this and the intent of the CSPS to unlock a substantial quantum of high quality commercial office 
floorspace, achievement of such an outcome is not considered reasonable. It is also noted for a number of 
reasons outlined earlier in this document, including its highly distinct form, the Lands Department Building and 
its clock tower will remain a prominent feature in views. 
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10.0 Mitigation Measures 
This part of the document identifies any mitigation measures to address any adverse visual impacts 

It is not considered necessary to make fundamental or otherwise large-scale changes to the proposal in its 
current form to satisfactorily manage visual impact. Critical to the overall visual acceptability of the proposal are: 

• The slender form of the northern elevation of the tower; 

• The current scale of the podium; and 

• The siting of the tower setback from the Bridge Street podium edge. 

These measures should be retained as the proposal is further developed and refined as part of the subsequent 
detailed development application process.  

It is further considered that the following measures are required as part of the subsequent detailed development 
application process: 

• Careful consideration of line, colour and texture in the composition of the eastern elevation to ensure the 
Lands Department Building clock tower can be readily appreciated. 

  



 

 
26 April 2024  |  Visual Impact Assessment  |  2190453  |  71 

11.0 Conclusion 
This part of the document identifies whether the proposal in its current form can be supported on visual impact 
grounds, and summarises the basis for this determination 

The main findings of this VIA include: 

• The viewshed for the proposal will primarily comprise locations in Central Sydney close to the site and 
locations outside Central Sydney to the north and east; 

• The proposal will be visible from a number of sensitive viewpoints. This in particular includes the Sydney 
Harbour Bridge southern pylon, which is a designated viewpoint; 

• The magnitude of visual impact is medium to high. It will be perceived as a distinct new feature from all 
selected viewpoints, and from some viewpoints will seen as the new tallest element; 

• Based on consideration of sensitivity and magnitude, the overall significance of visual impact is assessed to be 
between moderate to high; 

• Existing and proposed City of Sydney planning provisions, in particular the CSPS, have a clear intent of 
enabling development of substantial scale on the site and surrounds. In terms of more detailed content, the 
CSPS proposes to introduce provisions that seeks to protect exiting key views from public places; 

• There are a number of key visual matters for consideration. These include urban form, identified key views, 
occlusion of views of Sydney Tower from locations to the north, tower form and the Bridge Street streetscape 
and the Lands Department Building clock tower; 

• In terms of urban form, the proposal will form part of the overall Central Sydney visual unit, and in essence a 
tower in a tower setting; 

• The proposal is compatible with the existing and emerging overall character of Central Sydney and the 
desired future character of Central Sydney under the CSPS; 

• Due to its visual richness, in particular its variety and complexity, Central Sydney will function to mitigate its 
prominence. On this basis, it will not appear as overly prominent in this context; 

• The proposal will not impact on identified key views from public places; 

• Considering distance and the intent of the CSPS, retention of existing views to Sydney Tower from locations 
to the north is unreasonable; 

• The dimensions of the tower comply with that of the CSPS. Its form mean that it will be perceived as a slender 
feature when viewed from the north and south. While appearing of greater width from the east and west, it 
will not appear out of keeping with the existing prevailing form of other existing and approved towers; 

• Largely due to the placement and scale of its podium, the proposal is more visually responsive to the 
prevailing character of the Bridge Street streetscape than existing development on the site; and 

• While the proposal will not enable the silhouette of the Lands Department Building clock tower to be visible 
against the sky, the existing extent of this effect is highly limited and give the direction of other provisions 
achievement of such an outcome is not considered reasonable. 

Based on this assessment, it is not considered necessary to make fundamental or otherwise large-scale changes 
to the proposal in its current form to satisfactorily manage visual impact.  

It is considered that as part of subsequent detailed development application processes that careful consideration 
of line, colour and texture in the composition of the eastern elevation to ensure the Lands Department Building 
clock tower can be readily appreciated. 

On this basis and subject to the mitigation measures outlined in the document, it is considered that the proposal 
in its current form has acceptable visual impact and as such can be supported on visual grounds. 
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Appendix A     Visual Impact Photomontage 
and Methodology Report 

 

 

 

 

 

 

 

 

 

 

 



 

56 Pitt Street, Sydney
Visual impact photomontage and methodology report
7th March 2024
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1. INTRODUCTION   

This document was prepared by Virtual Ideas to demonstrate the visual impact of the proposed 
developments for 56 Pitt Street, Sydney, NSW with respect to the existing built form and site conditions.

2. VIRTUAL IDEAS EXPERTISE
Virtual Ideas is an architectural visualisation company that has over 15 years experience in preparing 
visual impact assessment content and reports on projects of major significance that meet the 
requirements for relevant local and state planning authorities.

Our reports have been submitted as evidence in proceedings in both the Land and Environment Court 
and the Supreme Court of NSW. Our director, Grant Kolln, has been an expert witness in the field of 
visual impact assessment in the Supreme Court of NSW. 

Virtual Ideas’ methodologies and outcomes have been inspected by various court appointed experts 
in relation to previous visual impact assessment submissions, and have always been found to be 
accurate and acceptable.

3. RENDERINGS METHODOLOGY

The following describes the process that we undertake to create the renderings that form the basis of 
this report.

3.1 DIGITAL 3D SCENE CREATION

The first step in our process is the creation of an accurate, real world scale digital 3D scene that is 
positioned at a common reference points using the MGA 56 GDA 2020 coordinates system.

We have used data including existing, approved and proposed building 3D models as well as a site 
survey to create the 3D scene. A detailed description of the data sources used in this report can be 
found in Section 13.1.

When we receive data sources that are not positioned to MGA-56 GDA 2020 coordinates, we use 
common points in the data sources that can be aligned to points in other data sources that are 
positioned at MGA-56 GDA2020. This can be data such as site boundaries and building outlines.

Descriptions of how we have aligned each data source can also be found in Section 3.3.

3.2 SITE PHOTOGRAPHY

The site photography was captured by Virtual Ideas. The viewpoint locations are shown on the 
viewpoint maps in Section 4 of this document.

Camera lenses for photography were chosen taking a variety of factors into consideration. This 
included the distance of the camera position from the site and the size of the proposed development 
with respect to the existing built form and landscape. 

In some cases, photography using a 50mm lens may produce the most effective photomontage for 
view impact assessment, as a 50mm lens is often considered to have the closest representation of 
distance perception to the human eye. In other cases, a 50mm lens provides too narrow a field of view 
and does not capture sufficient surrounding context to evaluate visual impact. In these cases using a 
wider lens is more appropriate. 

Full metadata of all photographs is recorded during the site photography. The critical data we extract 
from each photos is the date, time and lens information.
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3.3 ALIGNMENT OF 3D SCENE

To align the 3D scene to the correct geographical location, we used the following data: 
 
Using a supplied site survey, we were able to align the site boundaries of the proposed buildings to the 
geo-referenced data.     

Cameras were aligned to surveyed positions that were supplied by CMS Surveyors at MGA-56 GDA 
2020. 

3.4 RENDERING CREATION

After the completing the camera alignment, we add lighting to the 3D scene.

A digital sunlight system was added in the 3D scene to match the lighting direction of the sun in 
Sydney, Australia. This was done using the software sunlight system that matches the angle of the sun 
using location data and time and date information.

For the renderings, we applied a basic white material to the proposed building as well as a basic grey 
material for the surrounding buildings that are approved and currently under construction.

Image showing survey drawing from Project Surveyors at MGA 56 GDA2020 Image showing survey drawing from Project Surveyors at MGA 56 GDA2020 and 3D 
model of the proposed aligned to site boundary
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4 MAP OF 3D CAMERA LOCATIONS 
PLAN ILLUSTRATING CAMERA LOCATIONS FOR VISUAL IMPACT RENDERS OF 56 PITT STREET, SYDNEY.

1. Harbour Bridge South
2. Opera House Steps
3. Macquarie Place Park
4. Bridge Street from George Street
5. Pitt Steet from Martin Place
6. Bridge Steet from Macquarie Street
7. Bent Steet 
8. Botanic Gardens
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ORIGINAL PHOTOGRAPH ORIGINAL PHOTOGRAPH WITH PROPOSED DEVELOPMENT

ALIGNMENT OF SURVEYED POINTS

56 Pitt Street, Sydney, NSW - Visual impact renderings and methodology report - 7th March 2024

5.1 VIEWPOINT POSITION 1 - Harbour Bridge South

3D VIEW LINE INFORMATION

Photo Date: 24th July 2022

View Location: Harbour Bridge South

Camera Used: Sony ILCE-7RM4A

Camera Lens FE 24-70mm F2.8 GM

Camera RL:	 53.85m

Focal length in 35mm Film 24mm



Page: 656 Pitt Street, Sydney, NSW - Visual impact renderings and methodology report - 7th March 2024

PHOTOGRAPH SHOWING CURRENT CONDITION 

5.2 VIEWPOINT POSITION 1 - Harbour Bridge South
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PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

5.3 VIEWPOINT POSITION 1 - Harbour Bridge South
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ALIGNMENT OF SURVEYED POINTS

5.4 VIEWPOINT POSITION 1 - Harbour Bridge South
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ORIGINAL PHOTOGRAPH ORIGINAL PHOTOGRAPH WITH PROPOSED DEVELOPMENT

ALIGNMENT OF SURVEYED POINTS
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6.1 VIEWPOINT POSITION 2 - Opera House Steps

3D VIEW LINE INFORMATION

Photo Date: 24th July 2022

View Location: Opera House Steps

Camera Used: Sony ILCE-7RM4A

Camera Lens FE 24-70mm F2.8 GM

Camera RL:	 10.74m

Focal length in 35mm Film 24mm
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PHOTOGRAPH SHOWING CURRENT CONDITION 

6.2 VIEWPOINT POSITION 2 - Opera House Steps
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PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

6.3 VIEWPOINT POSITION 2 - Opera House Steps
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ALIGNMENT OF SURVEYED POINTS

6.4 VIEWPOINT POSITION 2 - Opera House Steps
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ORIGINAL PHOTOGRAPH ORIGINAL PHOTOGRAPH WITH PROPOSED DEVELOPMENT

ALIGNMENT OF SURVEYED POINTS
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7.1 VIEWPOINT POSITION 3 - Macquarie Place Park

3D VIEW LINE INFORMATION

Photo Date: 25th April 2020

View Location: Macquarie Place Park

Camera Used: Sony ILCE-7RM4A

Camera Lens FE 24-70mm F2.8 GM

Camera RL:	 9.7m

Focal length in 35mm Film 24mm
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PHOTOGRAPH SHOWING CURRENT CONDITION 

7.2 VIEWPOINT POSITION 3 - Macquarie Place Park
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PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

7.3 VIEWPOINT POSITION 3 - Macquarie Place Park
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ALIGNMENT OF SURVEYED POINTS

7.4 VIEWPOINT POSITION 3 - Macquarie Place Park
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ORIGINAL PHOTOGRAPH ORIGINAL PHOTOGRAPH WITH PROPOSED DEVELOPMENT

ALIGNMENT OF SURVEYED POINTS
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8.1 VIEWPOINT POSITION 4 - Bridge Street from George Street

3D VIEW LINE INFORMATION

Photo Date: 25th April 2020

View Location: Bridge Street from George Street

Camera Used: Sony ILCE-7RM4A

Camera Lens FE 24-70mm F2.8 GM

Camera RL:	 12.11m

Focal length in 35mm Film 24mm
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PHOTOGRAPH SHOWING CURRENT CONDITION 

8.2 VIEWPOINT POSITION 4 - Bridge Street from George Street
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PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

8.3 VIEWPOINT POSITION 4 - Bridge Street from George Street
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ALIGNMENT OF SURVEYED POINTS

8.4 VIEWPOINT POSITION 4 - Bridge Street from George Street
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ORIGINAL PHOTOGRAPH ORIGINAL PHOTOGRAPH WITH PROPOSED DEVELOPMENT

ALIGNMENT OF SURVEYED POINTS
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9.1 VIEWPOINT POSITION 5 - Pitt Street from Martin Place

3D VIEW LINE INFORMATION

Photo Date: 25th April 2020

View Location: Pitt Street from Martin Place

Camera Used: Sony ILCE-7RM4A

Camera Lens FE 24-70mm F2.8 GM

Camera RL:	 15.89m

Focal length in 35mm Film 24mm
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PHOTOGRAPH SHOWING CURRENT CONDITION 

9.2 VIEWPOINT POSITION 5 - Pitt Street from Martin Place
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PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

9.3 VIEWPOINT POSITION 5 - Pitt Street from Martin Place
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ALIGNMENT OF SURVEYED POINTS

9.4 VIEWPOINT POSITION 5 - Pitt Street from Martin Place
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ORIGINAL PHOTOGRAPH ORIGINAL PHOTOGRAPH WITH PROPOSED DEVELOPMENT

ALIGNMENT OF SURVEYED POINTS
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10.1 VIEWPOINT POSITION 6 - Bridge Street from Martin Place

3D VIEW LINE INFORMATION

Photo Date: 25th April 2020

View Location: Bridge Street from Martin Place

Camera Used: Sony ILCE-7RM4A

Camera Lens FE 24-70mm F2.8 GM

Camera RL:	 23.09m

Focal length in 35mm Film 24mm
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PHOTOGRAPH SHOWING CURRENT CONDITION 

10.2 VIEWPOINT POSITION 6 - Pitt Street from Martin Place
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PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

10.3 VIEWPOINT POSITION 6 - Pitt Street from Martin Place
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ALIGNMENT OF SURVEYED POINTS

10.4 VIEWPOINT POSITION 6 - Pitt Street from Martin Place



Future contextual building massing

Proposed building design
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ORIGINAL PHOTOGRAPH ORIGINAL PHOTOGRAPH WITH PROPOSED DEVELOPMENT

ALIGNMENT OF SURVEYED POINTS

56 Pitt Street, Sydney, NSW - Visual impact renderings and methodology report - 7th March 2024

11.1 VIEWPOINT POSITION 7 - Bent Street

3D VIEW LINE INFORMATION

Photo Date: 25th April 2020

View Location: Bent Street

Camera Used: Sony ILCE-7RM4A

Camera Lens FE 24-70mm F2.8 GM

Camera RL:	 18.51m

Focal length in 35mm Film 24mm
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PHOTOGRAPH SHOWING CURRENT CONDITION 

11.2 VIEWPOINT POSITION 7 - Bent Street
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Proposed building design
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PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

11.3 VIEWPOINT POSITION 7 - Bent Street
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ALIGNMENT OF SURVEYED POINTS

11.4 VIEWPOINT POSITION 7 - Bent Street
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ORIGINAL PHOTOGRAPH ORIGINAL PHOTOGRAPH WITH PROPOSED DEVELOPMENT

ALIGNMENT OF SURVEYED POINTS
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12.1 VIEWPOINT POSITION 8 - Botanic Gardens

3D VIEW LINE INFORMATION

Photo Date: 25th July 2022

View Location: Botanic Gardens

Camera Used: Sony ILCE-7RM4A

Camera Lens FE 24-70mm F2.8 GM

Camera RL:	 6.02m

Focal length in 35mm Film 24mm



Page: 3456 Pitt Street, Sydney, NSW - Visual impact renderings and methodology report - 7th March 2024

PHOTOGRAPH SHOWING CURRENT CONDITION 

12.2 VIEWPOINT POSITION 8 - Botanic Gardens



Future contextual building massing

Proposed building design
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PHOTOGRAPH SHOWING CURRENT CONDITION AND PROPOSED DEVELOPMENT 

12.3 VIEWPOINT POSITION 8 - Botanic Gardens
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ALIGNMENT OF SURVEYED POINTS

12.4 VIEWPOINT POSITION 8 - Botanic Gardens
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A.1 - 3D Model of the proposed 56 Pitt Street 

	 File Name:	 56 Pitt_DCP Model_Meters
	 Author:		 FJC
	 Format:	 Autocad
	 Alignment:	 Aligned to MGA 56 GDA2020

A.2 - Site Survey - refer to Appendix B for details 56 Pitt Street - refer to Appendix A

	 File Name:	 B04580-Detail
	 Author:		 Project Surveyors
	 Format:	 Autocad
	 Alignment:	 Aligned to MGA 56 GDA2020

A.2 - Site Photo Survey - refer to Appendix B 

	 File Name:	 19323photos 1
	 Author:		 CMS Surveyors
	 Format:	 Autocad 
	 Alignment:	 MGA 56 GDA2020

13.1 3D SCENE DATA SOURCES 
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13.2 APPENDIX A: NOTES ON ADDITIONAL 3D MODELS INCLUDED IN THE PHOTOMONTAGES
As a number of surrounding buildings have either been approved for construction 
or submitted for SSDA approval, for the purposes of portraying an accurate 
representation of the current and future context, 3D models for these developments 
have been included where visible within the images.

This includes the following:

Buildings that are currently under construction or with DA approval shown in orange
•	 One Sydney Harbour
•	 One Circular Quay
•	 210 George Street

Buildings that have been submitted for SSDA shown in blue
•	 APDG
•	 4-6 Bligh Street
•	 Martin Place Metro OSD
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13.3 APPENDIX A: SITE SURVEY
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13.4 APPENDIX A: SITE SURVEY
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13.5 APPENDIX B: SITE SURVEY SUPPLIED BY CMS
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13.6 APPENDIX B: SITE SURVEY SUPPLIED BY CMS


	2190453 - Visual Impact Assessment - Pitt & Bridge, Sydney
	Executive Summary
	1.0 Introduction
	2.0 The Site and its Context
	2.1 The Site
	2.2 The Site Context

	3.0 The Proposal
	4.0 The Planning Framework
	4.1 Strategic Plans
	4.2 Statutory Plans
	4.3 Land and Environment Court Planning Principles

	5.0 Methodology
	Components of a View
	5.1.1 Sensitivity
	People
	The View
	Tenacity

	5.1.2 Magnitude
	Size or Scale
	Geographical Extent of the Area Influenced
	Duration and Reversibility

	5.2 Significance
	5.2.1 Other Relevant Key Concepts
	Amenity
	Fit


	5.3 Assumptions and Limitations

	6.0 Existing Visual Character
	6.1 Viewshed
	South and West
	North and East

	6.2 Visual Receptors and Pattern of Viewing
	6.3 Viewpoints

	7.0 Visual Impact
	7.1 Viewpoint 1 – Sydney Harbour Bridge
	Detail
	7.1.1 Visual Effects
	Detail

	7.1.2 Sensitivity
	7.1.3 Magnitude
	7.1.4 Significance

	7.2 Viewpoint 2 – Sydney Opera House
	Detail
	7.2.1 Visual Effects
	Detail

	7.2.2 Sensitivity
	7.2.3 Magnitude
	7.2.4 Significance

	7.3 Viewpoint 3 – Macquarie Place Park
	Detail
	7.3.1 Visual Effects
	Detail

	7.3.2 Sensitivity
	7.3.3 Magnitude
	7.3.4 Significance

	7.4 Viewpoint 4 – Bridge Street from George Street
	Detail
	7.4.1 Visual Effects
	Detail

	7.4.2 Sensitivity
	7.4.3 Magnitude
	7.4.4 Significance

	7.5 Viewpoint 5 – Pitt Street from Martin Place
	Detail
	7.5.1 Visual Effects
	Detail

	7.5.2 Sensitivity
	7.5.3 Magnitude
	7.5.4 Significance

	7.6 Viewpoint 6 – Bridge Street from Macquarie Street
	Detail
	7.6.1 Visual Effects
	Detail

	7.6.2 Sensitivity
	7.6.3 Magnitude
	7.6.4 Significance

	7.7 Viewpoint 7 – Farrer place at Bent Street
	Detail
	7.7.1 Visual Effects
	Detail

	7.7.2 Sensitivity
	7.7.3 Magnitude
	7.7.4 Significance

	7.8 Viewpoint 8 – Royal Botanic Gardens
	Detail
	7.8.1 Visual Effects
	Detail

	7.8.2 Sensitivity
	7.8.3 Magnitude
	7.8.4 Significance

	7.9 Summary of significant of visual impact

	8.0 Assessment Against the Planning Framework
	8.1 Strategic Plans
	8.1.1 Greater Sydney Region Plan – A Metropolis of Three Cities and the Eastern City District Plan
	8.1.2 City Plan 2036
	8.1.3 The Central Sydney Planning Strategy (CSPS)

	8.2 Statutory Plans
	8.2.1 Sydney Local Environmental Plan 2012
	Protection of Public Views
	Height of Buildings
	Erection of Tall Buildings

	8.2.2 Sydney Development Control Plan 2012


	9.0 Discussion of Key Issues
	9.1 Urban Form
	9.2 Key Views from Public Places
	9.3 Occlusion of Views to Sydney Tower from the north
	9.4 Tower Form
	9.5 Bridge Street Streetscape
	9.6 Lands Department Building Clock Tower

	10.0 Mitigation Measures
	11.0 Conclusion

	56 Pitt Street - Visual Impact Photomontage and Methodology Report_070324



