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Overview of the proposal

• No gaming component within this submission. 
• New Ritz-Carlton Hotel and Residential Tower  

‣ 237m RL 
‣ 220 hotel rooms 
‣ 204 apartments 

• Neighbourhood Centre (cafe, library, learning hub, function centre) 
• A ‘ribbon’ element comprising hotel, public amenities & F+B 
• New dining precinct with up to 15 new F+B outlets 
• Infrastructure and transport interchange works including light rail 

access upgrades and relocation of existing taxi rank. 
• Site wide landscaping and public domain works

Modification 13



Planning Pathway

Recommendation 
July ‘19 

Notification 
of RtS 

31 Jan. ‘19

RtS 
26 Nov. ‘18 

Notification 
22 Aug ’18- 
18 Sept. ‘18 

Formal 
lodgement 
13 Aug ‘18

Final ToA 
6 July. ‘18

Design 
Excellence 

Process  
(end Dec ’16)

Amended 
SEARs 

9 May. ‘16

SEARs 
9 Feb. ‘16

• The Proposal: 
- relates to an approved Major Project (MP08_0098); 
- has made under the former section 75W of the EP&A Act preserved by the EP&A Transitional Regulation; 

• The Minister has a broad power to modify an approval; 
• Delegated authority to the IPC has been given, as more than 25 submissions received during public exhibition. 

The development standards (including height and FSR) of the Sydney Local Environmental Plan 2012 (SLEP 
2012) do not apply to the Proposal.  

The Sydney Regional Environmental Plan No. 26-City West (SREP 26) also does not apply to the Proposal.  

Timeline



Strategic Context: Greater Sydney Region Plan

Greater Sydney Region Plan Harbour CBD



'The Proponents justification for a tower also fails to adequately respond to the local character of Pyrmont… 
Pyrmont is characterised by an established low to medium character whilst supporting reasonably high levels of 
density. Furthermore, Pyrmont is not specifically identified in any strategic planning policy to accommodate future 
growth in the form of very tall buildings or significantly increased density' (page IV). 

Section 3.0 of the Assessment Report outlines how the Proposal is consistent with the Greater Sydney Region 
Plan and Eastern City District Plan because: 

- The Proposal 'Fosters Productivity through growth in jobs, housing and hotel accommodation with good access 
to public transport with the Harbour CBD...contributing to a walkable and '30 minute city'; 

- the Proposed uses are consistent with some of the objectives of the Eastern City District Plan, as they will; 
'deliver social infrastructure and foster healthy communities via the proposed community centre, reflecting the 
needs of the community now and in the future'. 

The Department’s Assessment Report also identifies consistency with Transport 2056, Sustainable Sydney 
2030 and the Visitor Economy Industry Action Plan 2036. 

Strategic Justification: The Department’s Assessment Report



'The Department engaged an independent design advisor...to provide independent expert design advice to assist 
the Department's assessment of the application. The Department sought the advice to specifically consider if a 
tower form is appropriate in the proposed location given the local and wider urban context' (page 27).  

The Urban Design Expert was only provided: 

- Urban Context Report (Urbis  - November 2018) 
- Visual Impact Assessment (Architectus - August 2018) 
- Peer reviews of the Urban Context report (Olsson and Associates - June 2018), and 
- the Visual Impact (Richard Lamb and Associates - July 2018) 

It appears that the advice was not based on the full suite of documents lodged with the application, 
significantly the Proponent's Environmental Assessment Report and Architectural Drawings. 

Built Form: The Department’s Assessment Report



Strategic Context: Innovation Corridor
• Tourism, conferences, entertainment and  culture 

contribute to the Harbour CBD’s  attractiveness to 
international talent. 

• Ongoing investment in major entertainment  precincts 
such as Darling Harbour build a more diverse and 
competitive offering in these sectors. 

• We need to continue managing growth sustainably and 
promoting economic  diversity and collaboration by  
ensuring that internationally competitive industries and 
sectors can innovate, agglomerate and grow.



Strategic Context: Innovation Corridor
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Strategic Context: Darling Harbour Precinct
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Strategic Context: Darling Harbour Precinct



Strategic Context: Justification

The Proposal can be justified strategically because: 
• The Star is located within Sydney’s Harbour CBD, specifically the Innovation Corridor. 
• The Harbour CBD is: 

• Australia’s Global Gateway and financial capital. 
• The engine room of Greater Sydney’s economy. 
• To remain globally competitive, the CBD must be a magnet for skilled people and a powerhouse of 

creativity and innovation at all levels. 

To strengthen the Harbour CBD’s international competitiveness, Darling Harbour plays a pivotal role in 
providing: 
• A more diverse and vibrant night-time economy, and 
• A broad range of cultural, entertainment and leisure activities



Strategic Context: SEARs and Design Excellence
The Secretary’s Environmental Assessment Requirements (SEARs), 
May 2016 sought that the Proponent ‘demonstrate design 
excellence’

• The Proponent chose an alternative design excellence process. 

• SEAR 2 required the Proponent to:

• “Address the height, bulk and scale of the proposed 
development within the context of the locality’” and 

• The process was required to be endorsed by the Scretary of 
the Department of Planning and Environment. 

• The process was endorsed in writing by the Department (picture 
left) and comment made that the “process adequately addresses 
the SEARs”.

• The competition winning scheme presented by FJMT represents 
the design as lodged.



Historical Context

Once the third tallest structure in Sydney Pyrmont Power Station -1958



fjmt studio

Building Height, Bulk and Scale in 
relation to context

The Crown One Sydney 
Harbour

The Star
(less 8 floors)

Cockle Bay 
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International Tower
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Contemporary Context

(Design 
Competition 

entry)

(DA submission)



Design Excellence Process

• SEARs issued May 2016 setting out Assessment Requirements for a ‘new hotel and 
residential tower, and alterations and additions to existing’ 

• An Alternative Design Excellence Process was established as required by the SEARs: 

• Department of Planning and City of Sydney attended as observers and participated in the 
process. Each was engaged in the Design Excellence Process. 

• Department reviewed the brief with no negative comments provided. 

• Any subsequent concerns about inadequacies in the process were wholly unanticipated in 
the context of the above.



Design Excellence Process & Brief

 

T H E  S T A R  M O D I F I C A T I O N  1 3  –  D E S I G N  E X C E L L E N C E  B R I E F  
P R E P A R E D  B Y  U R B I S  P A G E  7  

1.3 P R O P O S E D  S I T E  
R E D E V E L O P M E N T   

Star Entertainment Group Limited (SEGL) is a leading 
operator of integrated resorts, catering to both local and 
international visitors. SEGL is the operator of The Star 
Integrated Resort (The Star), with a licence through to 
the year 2093.  

Consistent with its licence obligation to operate the site 
to an international standard, SEGL is proposing to 
redevelop the complex. Specifically, the following is 
proposed: 

� Provision of an additional hotel, expected to 
operated by Ritz-Carlton, and residential 
accommodation;  

� Improved and expanded food and beverage 
outlets, including premium dining facilities;  

� Improved people and movement connections 
including upgrades to the light rail interface; 
and  

� Upgrade of the external appearance and 
presentation of the facility.  

 

 
For the purposes of Modification 13, the portion of the  
For the purpose of Modification 13, the development 
components that are subject to the Design Excellence 
Process are the proposed tower and podium level 
treatments and extensions are illustrated in Figures 2 & 
3 below. A key outcome from the intended process is the 
validation of the scale and form of the tower and 
architectural expression of the tower and associated 
extension.  

 

 

  

fjmt studio architecture  interiors  urban  landscape community Ritz Carlton Tower

Design Excellence Brief 
Selected Diagrams from Brief

 

T H E  S T A R  M O D I F I C A T I O N  1 3  –  D E S I G N  E X C E L L E N C E  B R I E F  
P R E P A R E D  B Y  U R B I S  P A G E  2 7  

2.11.4 S o l a r  E n v e l o p e  
A potential solar envelope for the tower has been 
established, based on the requirements set out in SEPP 
65 (Residential Design Code) and the associated solar 
access compliance requirements.  

The resultant solar envelope is outlined with the 
potential building footprint and indicates maximum 
height opportunities across the site. This remains a 
matter that the architectural design teams will need to 
consider.  

Preliminary solar analysis has identified the following 
results: 

� The solar angle that offers the largest 
constraints on the tower height is 32 degrees;  

� The solar angle to the existing grid is 27 
degrees;  

� That in order to achieve the requirements for 
SEPP 65* a building height at the most 
northerly point of the existing building envelope 
for the hotel tower should not exceed 237 
metres; and 

� That in order to achieve the requirements for 
SEPP 65* a building height at the most 
southern point of the existing building envelope 
for the hotel should not exceed 220m. 

* In respect to achieving SEPP 65 solar compliance for 
the proposed development; considering potential 
impacts on nearby residential properties.  

This preliminary analysis is illustrated in Figure 12 below 
and Figure 13 overleaf. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Figure 12: Solar Envelope (Source: Grimshaw Architects). 

• SEGL is committed to achieving design 
excellence with the proposed 
redevelopment. The requirement for design 
excellence has also been reflected in the 
Secretary’s Environmental Assessment 
Requirements issued on 9 February 2016. The 
following principles are relevant: 
Toachievethehigheststandardofbuiltformoutc

omesforthesite; 
Toencouragebuiltformthatpositivelycontribute

stotheoverallarchitectureoftheCity; 
Toencourageinnovationandbestpracticeappro

aches; 

• To establish buildings appropriate to their 
context; and 
Toachieveenvironmentallysustainablebuiltfor

moutcomes. 
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Design Excellence Brief 
Selected Diagrams from Brief
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Figure 12: Solar Envelope (Source: Grimshaw Architects). 

• SEGL is committed to achieving design 
excellence with the proposed 
redevelopment. The requirement for design 
excellence has also been reflected in the 
Secretary’s Environmental Assessment 
Requirements issued on 9 February 2016. The 
following principles are relevant: 
Toachievethehigheststandardofbuiltformoutc
omesforthesite; 
Toencouragebuiltformthatpositivelycontribute
stotheoverallarchitectureoftheCity; 
Toencourageinnovationandbestpracticeappro
aches; 

• To establish buildings appropriate to their 
context; and 
Toachieveenvironmentallysustainablebuiltfor
moutcomes. 

Extracts from Design Excellence Brief - June 2016



fjmt competition submission



4.2 Design Excellence Submission  

RISING FROM THE SANDSTONE

R ESPONSIVE B IOMOR PH IC TOWE R FOR M AN ARCH ITECTU R E OF PYR MONT A CITY LAN DMAR K

PRESERVATION OF SUNLIT PUBLIC SPACES AND VIEW SHARING

PYRMONT BAY PARK

J U N E 21ST 

2:30 -  3:00PM

SU N ACCESS PR ESE RVE D TH ROUG H TOWE R 

H E IG HT R E DUCTION

PYRMONT BRIDGE GATEWAY

J U LY 21ST

2:45PM

WATERFRONT PROMENADE

SE PT 15TH

2:30 -  3:00PM

UNION SQUARE

J U N E 21ST

11AM

MARTIN PLACE

ACKNOWLE DG E M E NT OF CITY OF 

SYDN EY VI EW PROTECTION PLAN E

U N ION SQUAR E

PYR MONT B R I DG E GATEWAY WATE R FRONT PROM E NADE

R ESI DE NTIAL VI EW PR ESE RVATION MARTI N PLACE

PYRMONT PUBLIC PLACES AND STREET LIFE

HOTE L AN D R ESI DE NTIAL AR R IVAL

R ETAI L

PU B LIC AR R IVAL FOR ECOU RT

COM M U N ITY

LOCAL

PU B LIC SPACE N ETWOR KU N ION SQUAR E B IOMOR PH IC FOR MSCOM M U N ITY H U B OUTLOOK

HOTEL AND RESIDENCESHOTEL AND RESIDENCES

RESIDENCES

GUEST ACCOMMODATION

HOTEL AND RESIDENCE
ARRIVAL

SKY LOBBY

SKY RESTAURANT AND BAR

VILLAS

SKY TERRACE

TH E R I B BON

NEW ARRIVAL AND WATERFRONT

POOL TERRACE

RIBBON LINK

TERRACE

RETAIL

PUBLIC ARRIVAL

PUBLIC FORECOURT

PYRMONT FORUMPYRMONT FORUM
ë Elegant civic function space in prime locationíë Elegant civic function space in prime locationí

Elevated harbour views and grand ceiling
Dual purpose catering and kitchen
Access to Harbour Roof Terrace
Private and community functions
Jewel of Pyrmont Community

DARLING COLLABORATION HUBDARLING COLLABORATION HUB
ë Multiple settings to learn, connect and createíë Multiple settings to learn, connect and createí

Open plan training & class settings
Casual group lounge settings 
Small consultation and tutoring settings
Various sized conferencing areas 
IT enabled, digital literacy as well as 
community classes

PIRRAMA READING ROOMPIRRAMA READING ROOM
ë Stay a while and library space for all generaë Stay a while and library space for all genera
tionsí

Elevated lounge areas for individual reading
Children and family space
Space for limited collection, periodicals
Study space and group settings

JONES BAY TERRACE
ë Street aligned community lounge and terraceí

North facing outdoor terrace
Views to parkland
Seating steps
Enterprise Cafe
Technology Bar

HARBOURVIEW TERRACEHARBOURVIEW TERRACE
ë Community Terrace in an iconic locationíë Community Terrace in an iconic locationí

Elevated roof terrace with harbour views
Green space and seating settings
Prime frontage given to community events
Private and community functions

COMMUNITY

architecture interiors urban landscape  community star entertainment group

fjmt - Initial Design Excellence Competition Submission



The Star | Ritz  Carlton Proposalfjmt studio  

 Responsive Organic Tower Form

An Organic Design Response 

The Star | Ritz  Carlton Proposalfjmt studio  architecture  interiors  urban  landscape community

 Responsive Organic Tower Form



fjmt studio Ritz Carlton Tower

fjmt studio Ritz Carlton Tower

Consideration of Solar Access

Union Square    June 21st, 11am



Consideration of views & wind

View impact strategy Response to local wind conditions

6.3 Views 6.4 Wind

Form generation with consideration of overshadowing

6.5 Sunpaths and Overshadowing
 

architecture interiors urban landscape  community star entertainment group



Design Excellence Height Study 

“The Panel noted that all submissions were of a very high quality and capable of satisfying the project brief. 
Having regard to the competition assessment criteria, the Panel concluded unanimously that the FJMT 
scheme is the preferred design. 

FJMT presented alternative height approaches with the Panel supporting the taller scheme 
which is considered to achieve more elegant proportions with negligible additional 
environmental impacts.” 

(Design Review Panel, December 2016) 

 



Design Excellence Height Study 

5.2 Height Increase comparison

Height increase to align with Design Excellence Brief sun access plane

Form Study 1: 

Adjusted form model with height as per initial Phase 1 submission.

Form Study 2: 

Adjusted form model with height increased to competition brief sun 
access plane.

Sectional diagram showing option for increased height with impact 
on tower proportion and apartment yield.

architecture interiors urban landscape star entertainment group

as initial submission as Design Excellence Brief 
as adopted



Overshadowing 
Location of Key Public Areas 

Pyrmont Bay Park

Union Square

‘Clifftop’ walk

Pyrmont Bridge approach

Environmental Impacts 
Consideration of Public Space 



Environmental Impacts 
Consideration of Public Space 

“Having carefully considered the Solar Study, together with Council’s comments, the Department 
considers the impact of a tower on Union Square is moderate…   
(The Department, 2019, Page 55) 

“The Department considers overshadowing impact on Pyrmont Bay Park is to be minor …”  
(The Department, 2019, Page 56) 

“The Department has carefully considered the submissions and the Proponent’s solar analysis and 
considers the overshadowing to Pyrmont Bridge is minor …”  
(The Department, 2019, Page 57) 

“The Department considers the minor overshadowing to this short section of Clifftop Walk is minor …”  
(The Department, 2019, Page 58)



fjmt studio Ritz Carlton Tower

Environmental Impacts 
Adjacent Residences - Currently receiving less than 2 hours direct solar between 9.00am and 3.00pm in Mid Winter
Environmental Impacts 
Consideration of adjacent Residential Properties 



In regard to Shadow Impacts to adjacent Residential Properties the Department’s Assessment Report 
concluded that: 

“The Department has carefully considered the potential overshadowing impact on nearby affected 
properties and considers, on balance, the proposal to be acceptable”  
(The Department, 2019, Page 60) 

 

Environmental Impacts 
Consideration of adjacent Residential Properties 
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Pirrama Road and Service Road 
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Ground Plane



fjmt studiofjmt studio architecture  interiors  urban  landscape communityarchitecture  interiors  urban  landscape communityarchitecture  interiors  urban  landscape community

The Ribbon
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Hotel Porte Cochere
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Neighbourhood Centre
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Neighbourhood Centre - Illustrative Scheme 5 levels ~1690sqmNeighbourhood CentreNeighbourhood Centre (~1700sqm)

Darling 
Collaborative Hub 
Level 02

Pirrama 
Reading Room 
Level 01

Social 
Enterprise Cafe 
Level 00

Pyrmont Forum 
Level 03

Pyrmont Forum 
Wintergarden 
Level 04



Key Community Submissions

• Visual  
• Wind and 
• Traffic



Visual Impact 

Architectus on behalf of the Proponent undertook:
• Visual Impact Assessment (VIA) (EAR 

Appendix H);  and 
•  VIA Addendum VIA as part of the RtS (RtS 

Appendix Q).  

The methodology for this assessment was 
developed based on experience with relevant 
planning principles for view assessment 
established by the New South Wales Land and 
Environment Court and the SEARs. It included 
both:
• A merit-based assessment; and  
• An assessment of environmental impact.  

Additional view analysis of private residences was 
also  undertaken following public exhibition of the 
Proposal.

Public domain views: 
• 105 photographs considered 
• 24 views – detailed assessment 

Private views 
• 24 views – detailed assessment

Summary of assessment



Key Community Submissions: Visual Impact 

The Visual Impact Assessment concluded: 

• ‘Based on assessment against all relevant standards and guidelines, it is considered that the overall visual impact 
of the proposal on public and private views, including cumulative impacts, is acceptable.’   (Architectus, 
2018) 

The Peer Review concluded that the Architectus VIA: 

• ‘demonstrates best practice in its assumptions, methods and conclusions’   (Dr Richard Lamb, 2018). 

Peer Review of the Department’s Assessment Report: 

• ’…subjective opinion on the subject of visual impact in the IADA (Department Independent Urban Design 
Expert) are not supported by any demonstrated methodology of assessment or clear justification’   (Moir, 2019)



Wind 

CPP on behalf of the Proponent undertook detailed 
Pedestrian Wind Environment Assessment including: 

• Pedestrian Wind Environment Assessment (Appendix 
FF of the EAR); and 

• Amended Pedestrian Wind Environment Assessment 
(Appendix BB of the RtS). 

The Assessment examines the impacts of wind on the 
pedestrian environmental within the site and the public 
domain.  

Recommendations were made to provide wind mitigation 
measures into the design. 

These design changes were incorporated into the design 
by inclusion into the Architectural Drawings. 



Key Community Submissions: Wind Effects 

The Wind Assessment concluded: 

• “In consideration of all the above mentioned, The Star MOD13 redevelopment as documented in this DA 
application will have a limited environmental impact on the ground plane from a wind 
perspective.”     (CPP, 2018, page 26) 

The Department's Assessment Report:  

• ‘if it was determined that the project should proceed it is likely to have acceptable wind impacts for 
pedestrians within and around the development’    (The Department, 2019, Page 60). 



Traffic, Car Parking and Access 

• Upgrade of finishes to light rail station and 
surrounds. 

• No reliance on a future Metro. 

• Relocation of existing taxi-rank from Jones 
Bay Road to a new service road within the 
site to reduce external queuing.  

• New Pyrmont Street carpark entry and exit, to 
redistribute access to the site and reduce 
pressure on event days. 

• Additional car parking for 220 cars at 
basement to provide adequate parking for the 
residential use.



Key Community Submissions: Traffic 

The Traffic Impact Assessment concluded: 

• ‘…that the proposed development will have a limited environmental impact, during construction and 
operation…’  (Mott MacDonald, 2018, page 102) 

Transport for NSW (TfNSW) reviewed the Proposal as part of the RtS and recommended draft conditions to 
the Department (TfNSW, 2018). 

A subsequent response from TfNSW was received by the Department following notification of the RtS 
where they reiterated their recommended conditions for approval.  



Public Benefit Offer 

Analysis undertaken during the Design 
Excellence Process found that there was a 
need for community space in Pyrmont. 

The submitted Proposal made a commitment 
that the facility would be available for use by 
the community for 30 years. 

An amendment to the Proposal has been 
submitted to the IPC which extends this offer 
for the remaining 76 years of the lease held by 
Star Entertainment Group Limited over the 
site. 

For the life of the lease, this equates to 
approximately $80M in today's value to the 
community (excluding construction and fit out).




