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AGENDA
1.0  Brief Overview / Project vision     David Hogendijk    Mirvac 

2.0  Planning / Assessment Report / Conditions  Alexis Cella  Ethos Urban 

3.0 Project Description / Key Themes   Richard Francis-Jones FJMT 
       Sacha Coles  ASPECT Studios 

Includes: 
• Integration of spaces – connectivity 
• Land use 
• Height, bulk, scale and density 
• Amenity impacts (overshadowing, view loss and wind) 
• Parking 
• Servicing 
• Sustainability  

4.0  Conclusion / Other Issues    David Hogendijk   Mirvac 

act dimensions and materiality of the public domain spaces
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/ 4 and ½ years of consultation & collaboration with the NSW Government 

/ Careful consideration of many immediate adjoining stakeholders including ICC, Sofitel hotel, the Novotel and Ibis and 
50 Murray Street. 

/ Mirvac is currently in Stage 3 of an Unsolicited Proposal with the NSW Government 

/ Proposal is keeping with the District Plan and the relevant strategic and statutory frameworks and that align with the 
Pyrmont Peninsula Place Strategy.  

/ The proposal doubles the public domain from 4,326sqm to over 10,000sqm 

/ Carefully balanced mix of uses provide an additional 4,400 long term jobs whilst fully funding the construction and 
delivery of over 10,000sqm of public realm 
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PLANNING CONTEXT 
▪ Harbourside sits within an 

established State Significant 
Precinct 

▪ Proposal recognised as being 
important to the State for public 
and economic reasons 

▪ Complies with principal planning 
instrument and current strategic 
planning policies 
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Pyrmont and Western Harbour Precinct as  the Gateway to the CBD
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STRATEGIC ALIGNMENT
▪ Jobs – Tech, media, professional services 

▪ Housing – market and affordable housing 
contribution 

▪ Open space – new and improved 

▪ Activation – new retail offering for locals 
and visitors 

▪ Connectivity and accessibility – improving 
east-west 

▪ Protecting existing character through 
supporting development at a key site 
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Primary Land Use 

Residential 

Hotel 

Culture / Entertainment 

Commercial 

Retail

STRATEGIC AND COMPLEMENTARY LAND USES 
A Vibrant Mixed-Use 24-Hour Precinct

▪ All proposed land uses 
permissible under DHDP No. 1 

▪ Final mix has been developed 
in consultation with DPIE and 
landowner (PMNSW) and 
informed by community 

▪ Responds to Pyrmont context 

▪ Consistent with diverse mix of 
land uses surrounding Darling 
Harbour 
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Reference scheme only – subject to design competition

STRATEGIC AND COMPLEMENTARY LAND USES 
A Vibrant Mixed-Use 24-Hour Precinct

▪ Proposal supports majority of non-
residential floor space (52%) 

▪ Priority given to employment 
generating floor space with a 125% 
increase compared to existing 

▪ Carefully considered balance of uses 
including residential, office and retail 
add diversity and support 24/7 
precinct 
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CONSULTATION PROCESS 

Commercial tower,  
Retail podium 

/ Significant view impacts to 
50 Murray

Commercial tower,  
Retail podium 

/ The commercial tower was 
moved 25m south to 
improve views from 50 
Murray Street. Could not 
move any further as 
commercial tower needed 
to be at north end for 
pedestrian access and 
corporate address

Residential tower,  
Retail podium 

/ The commercial tower was 
converted to residential, 
allowing a smaller floorplate 
to improve view sharing from 
50 Murray 

+  

/ 8,000m2 public domain

Residential tower,  
Retail podium 

/ The residential tower was 
moved to the middle of the 
site to maximise view 
sharing 

+  

/ 8,000m2 public domain

Residential tower,  
Retail podium 

/ Residential tower complies 
with Pyrmont Place Strategy 
of RL 170, and podium re-
mixed to include retail and 
commercial uses 

+  

/ 10,000m2 public domain

March 2016 June 2016 December 2016 March 2020 September 2020
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FINAL PLANNING ENVELOPE
Final planning envelope submitted and supported by DPIE in March 2021 

/ The Concept Proposal seeks approval for land uses, building envelope and the GFA  

/ A design competition and Stage 2 DA will be completed following approval of the Concept Proposal
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2025/26 

Project 
completion 

Q2 2022 

Demolition 
commences

Q1 2022 

Lodge Stage 2 
DA

Q2/3 2021 

Design 
competition 

Q2 2021 

Approval of 
Concept DA 

November 2020  

Amended 
Concept DA 
submitted 

2015 – 2020 

Extensive 
stakeholder 
consultation

We are here 

Mirvac is collaborating with the Department of Planning Industry & Environment to pursue a staged planning approval 

Harbourside Redevelopment – Developer Briefing to the Independent Planning Commission

Concept DA establishes 

▪ GFA  
▪ Building envelope 
▪ Land uses 
▪ Public domain 

concepts 
▪ Built form controls 
▪ Design guidelines 
▪ Design excellence 

strategy 
▪ Early works – 

demolition 

PLANNING PROCESS

Design Excellence Competition 

▪ Whole project: public domain, podium, 
tower 

▪ 6 architectural firms  
▪ (2 x local, 4 x international / local) 
▪ 6 Design Jurors (3 selected by DPIE, 3 

selected by Mirvac) 
▪ Design Brief to be endorsed by DPIE & 

GANSW
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URBAN CONTEXT



Annotated section of 1888 Birds Eye View of Sydney, City 
of Sydney Archives, Historical Atlas of Sydney  
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URBAN CONTEXT 
Heritage

Pyrmont Bridge c1907 seen from its western approach. 
On the right is the 1902 Darling Harbour Railway Yard 
Goods Office (Forwarding Station) fronting the bridge. 
Powerhouse Museum, Tyrrell Collection 14-1

Cockle Bay c1819-20. Looking from the eastern shore towards Pyrmont. In the foreground are 
two windmills on Millers Point and possibly Dicksons Mill at the head of Cockle Bay. Macarthurs 
windmill on the Pyrmont peninsula is in the background. James Taylor. Mitchell Library 941 

21.  Outwards (South) Goods Shed C & D 
22.  Outwards (West) Goods Shed A & B 

1984. City of Sydney Archives,  
 

Harbourside 
Festival Market 
Place  I 1988 
 

Darling Harbour, 1946 
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Figure 12. Annotated section of 1888 Birds Eye View of Sydney, City of Sydney Archives, 
Historical Atlas of Sydney, 
http://www.photosau.com.au/CoSMaps/maps/pdf/C19/1888%20City%20of%20Sydney%20-
%20Birdseye%20view.pdf 
 

 
 
Shipping moored at the Iron Wharf     Goldsbrough wool store     Meat Market       Bunn’s 
Cottage         Hill & Clark’s store                        Murray Street School                     Housing 
The railway line is not clearly indicated. By 1888 it was duplicated and extended north of the 
Pyrmont Bridge to the Pyrmont wharves. 
 
 
 
As railway development took off in Darling Harbour, the coal trade through the Goods Yard 
increased through the late nineteenth and early twentieth centuries. Coal was needed to 
power the increasing number of steam locomotives and to supply the coal-fired power 
stations at Pyrmont (1904) and Ultimo (1899) that were built close to the rail lines. Originally 
coal came by ship from the Hunter Valley, but by the early 1900s it was being brought in by 
rail.  
 
The Darling Harbour Goods Yard was now a crucial intersection between rail and shipping. 
But Darling Harbour below Pyrmont Bridge was now too narrow and shallow for wharf 
development to service the new industries established around Ultimo. Fitzgerald and Golder 
comment that it was  
 

essential to push the rail line up to and beyond the Pyrmont Bridge and to tie up the 
waterfronts of Ultimo and Pyrmont into a single economic unitxi 
 

To expand the Goods Yard north into Pyrmont and extend the goods rail network to the 
Pyrmont and Darling Island wharves, the NSW Government resumed land and bought 
Darling Island from the defunct Australian Steam Navigation Company in 1889. Twin 
Government coal wharves served by rail heads opened in 1891 at Pyrmont Bay. Coal was 
loaded initially with steam operated cranes and after 1907 by electric elevators. From 1900 
the Darling Island wharves handled shipment of coal, coke, shale, timber, wheat, metal, 
firewood and general goods.  
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January 2021 
 

June 1994 

URBAN CONTEXT 
Darling Harbour

1943 1903 
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URBAN CONTEXT 
Darling Harbour and the Precinct

Cockle Bay Wharf Barangaroo

ICC Hotel (Sofitel) ICC, Sydney

Exhibition Centre Four Points by Sheraton

The Ribbon Darling Square

&4#(6���8���

Image 12 Recent and current developments Image 13 Cockle Bay Wharf

Image 14 The ICC Hotel (Sofitel) Image 15 ICC, Sydney

Image 16 The Exhibition Centre Image 17 The Four Points by Sheraton

Image 18 The Ribbon Image 19  Darling Square

Image 20 Barangaroo

9supplementary architectural design report urban contextfrancis-jones morehen thorp
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SH
H

U
PICC Hotel (Sofitel)

Cockle Bay 
Wharf

Exhibition 
Centre

Four Points by 
Sheraton

The Ribbon

Darling Sq

The Bays / 
Fish Market
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STRATEGIC AND 
COMPLEMENTARY  
LAND USES
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Non Residential GFA: 45,000 m2 
Existing Non Residential GFA: 20,000 m2 
 

Residential Commercial Workplace Retail Entertainment Culture TourismPublic Domain

The additional non-residential floorspace 
provides opportunities within future DA(s) 
to provide for a variety of uses and to 
support the innovation corridor.  

Residential GFA : 42,000 m 

STRATEGIC AND COMPLEMENTARY LAND USES 
A Vibrant Mixed-Use Precinct
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STRATEGIC AND COMPLEMENTARY LAND USES 
NEW SLIDE 

Land use & GFA comparison – existing versus proposed 
 

EXISTING PROPOSED 
 

 
 
 

 
 
 
 
 

 
 

 

 

20,000m2 GFA non residential use 45,000m2 GFA non residential use  (125% increase from existing) 
 
+  
 
42,000m2 GFA residential use 
 
 

 

NEW SLIDE 

Land use & GFA comparison – existing versus proposed 
 

EXISTING PROPOSED 
 

 
 
 

 
 
 
 
 

 
 

 

 

20,000m2 GFA non residential use 45,000m2 GFA non residential use  (125% increase from existing) 
 
+  
 
42,000m2 GFA residential use 
 
 

 

EXISTING INDICATIVE DESIGN 
•

NON RESIDENTIAL GFA: 20,000M2 NON RESIDENTIAL GFA:  45,000M2 

+ 
RESIDENTIAL GFA:   42,000M2

The proposal supports the revitalisation of the existing underperforming shopping centre with a vibrant mixed-use 
development. It prioritises public benefits and non-residential floorspace capable of supporting employment, 
entertainment and tourism uses (subject to future DAs), which makes up 52% of the proposed total GFA. 



STRATEGIC DESIGN RESPONSE 
Building Separations
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/ Tower positioned at widest part of site. 



STRATEGIC DESIGN RESPONSE 
Potential Future Noise Mitigation Measures
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32M

52M

85M

67M

Key Issue 16-18: Land Use Response to Issue

1. Clarify how the proposed residential use will not prej-
udice the 24-hour operation of the public domain and 
wider precinct, or special events at Darling Harbour. 
This should include consideration of potential light 
and noise associated with special events (including 
Vivid, fireworks and other events within the SICEEP).

2. Clarify the potential future noise mitigation strate-
gies/ measures and provide details of the proposed 
alternative noise criteria. 

3. Demonstrate the types and effectiveness of potential 
façade and acoustic treatments available and how 
effective mitigation measures can align with ADG re-
quirements for natural ventilation. 

1. Refer to Ethos Urban Report.

2. The proposal seeks to minimise the impacts of external 
noise and pollution through various design solutions: 

 — Siting and layout of the apartments: The primary orientation 
of the building towards the north ensures that majority of 
the apartments will be oriented away from the major noise 
sources (Darling Harbour, City West Link, Tumbalong Park, 
SICCEEP). 

 — Vertical Separation: The lowest residential floor in the 
illustrative scheme is set at RL27.90, ie: 24.4m above the 
waterfront public domain and set back approximately 14m 
from the podium.  This vertical separation ensures that there 
will be minimal amenity impact for tower residents during 
Darling Harbour events. 

 — Semi-enclosed balconies to mitigate noise
 — Design of façade elements (glass thickness and acoustic 

rating of glazing assembly )
 — Landscape buffer zones: The illustrative scheme shows all roof 

top areas of the podium as activated or with non accessible 
landscaping.  Non accessible landscaped (green) areas are 
provided where privacy to adjacent neighbouring residences 
has been given precedence.

3. The proposal will undertake a performance pathway 
according the City of Sydney Performance pathway 
guideline to ensure the adequacy of natural ventilation 
in noisy environments. A detailed noise prediction study 
that takes into account room dimensions, setbacks from 
roadways and waterfront, window areas and noise data 
will be undertaken, alongside an assessment of ventilation 
system to achieve required indoor noise levels. Alternative 
ventilation strategies will then be proposed to ensure a 
satisfactory outcome. Potential alternative solutions are 
illustrated in the following pages. Appropriate amenity 
at a detail level, eg: facade treatments and acoustics will 
be integrated during design development as part of the 
SSDA2 process.

This design approach is similar to other residential 
projects recently submitted to the City of Sydney for 
approval, including 189 Kent Street, 505 George Street 
and 77 Market Street. The SSDA2 proposal will build 
upon these approaches and precedence to ensure a 
satisfactory outcome.

11.0 Response to Department of Planning, Infrastructure & Environment: Key Issue 16-18
Key Issues as nominated in DPIE letter ref:SSD 7874

Image 172 Orientation of apartments away from major noise sources Image 173 Podium Section showing Vertical Separation between residential tower and Darling Harbour 

14m

24.4m

waterfront

Darling Dr

68 fjmt studio architecture interiors urban landscape community mirvac harbourside stage 1 da

Tower: Residential 
(6 levels above 

Ground)

Podium: 
Commerical, 
Retail, Public 

Domain

Vertical separation between residential units and Darling Harbour: 24.4m above the waterfront 
public domain and set back 14m

Residential tower is located at the widest part of the site, allowing for a generous 32m separation 
to Darling Harbour 

/ The residential tower is located at the widest part of the site and well elevated above the podium, providing 
physical separation from noise generating sources within the waterfront public domain.  

/ Future DA(s) will incorporate noise attenuation including acoustic glazing, semi enclosed balconies, 
landscape buffers zones and alternative noise criteria tailored to the 24-hour operation of the precinct.  
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DESIGN 
PRINCIPLES
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INTEGRATION OF 
SPACES - 
CONNECTIVITY
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INTEGRATION OF SPACES - CONNECTIVITY 
A connector of People and Place: Located between Sydney's historic city centre and the emergent Bays Precinct, and adjacent to the fast- evolving 
Central Station area – the peninsula will have a unique role in linking and supporting these hubs of the Eastern Harbour City.  

- Pyrmont Peninsula Place Strategy, Strategic Framework, July 2020 

Enhancing the North-South 
Pedestrian Link Through the SICEEP 
Precinct 

Improving the East West Connections 
Between Pyrmont and Darling 
Harbour 

Upgrading and Revitalisation of the 
Harbour Foreshore Walk

TO CENTRAL /  CHINATOWN

METRO 
(FUTURE) 

ICC 

LIGHT RAIL 

MARITIME 
MUSEUM 

BARANGAROO 

CBD SYDNEY / 
HYDE PARK 

TUMBALONG/ 
DARLING  
QUARTER 

ULTIMO 

THE BAYS /  
FISH MARKET 

PYRMONT 
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DARLIN
G H

ARBOUR TO CEN
TRAL

3supplementary architectural design report  francis-jones morehen thorp

NORTH-SOUTH CONNECTIVITY 
SICEEP / Tumbalong Precinct

The Boulevard provides a strong north /south pedestrian connection through the SICEEP 
precinct linking the hotel, the ICC and the Waterfront in the north to Tumbalong Park and the 
Haymarket in the south  

- Pyrmont Peninsula Place Strategy, Strategic Framework, July 2020 

Indicative Design: Extension of ‘The Boulevard’ that connects Tumbalong Park to the Pyrmont Bridge
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The proposed development improves east /west pedestrian movement across the site 
connecting the existing residential areas of Pyrmont (and the Bays beyond) to the Waterfront and 
wider Darling Harbour precinct.  

Indicative design showing relationship to Bunn Street from the Events Stairs

The important link over Darling Drive is proposed to be upgraded by a new pedestrian bridge to Bunn Street. This is an all access 
bridge gateway into the precinct creating a clear visual and physical pedestrian access between Pyrmont and the Harbour, and 
reconnecting the site to its local surroundings.

Indicative design showing Bunn Street bridge connection on approach from west

The proposed development improves east /west pedestrian 
movement across the site connecting the existing residential areas 
of Pyrmont to the Waterfront and wider Darling Harbour precinct.

33supplementary architectural design report response to department of planning, infrastructure & environment: key issue 4, 11-15francis-jones morehen thorp

Indicative design showing relationship to Bunn Street from the Events Stairs

The important link over Darling Drive is proposed to be upgraded by a new pedestrian bridge to Bunn Street. This is an all access 
bridge gateway into the precinct creating a clear visual and physical pedestrian access between Pyrmont and the Harbour, and 
reconnecting the site to its local surroundings.

Indicative design showing Bunn Street bridge connection on approach from west

The proposed development improves east /west pedestrian 
movement across the site connecting the existing residential areas 
of Pyrmont to the Waterfront and wider Darling Harbour precinct.

33supplementary architectural design report response to department of planning, infrastructure & environment: key issue 4, 11-15francis-jones morehen thorp

Events Stairs / East West Link

METRO 
(FUTURE) 

THE BAYS / 
FISH MARKET 

DARLING 
HARBOUR 

HARRIS ST 

BUNN ST 

ICC 

Bunn St Link

EAST WEST CONNECTIVITY 
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 FO
RESH

O
RE 

A continuous world class harbour foreshore walk links major event, tourism and entertainment destinations. 
Walking and cycling paths link the peninsula to the rest of the Eastern Harbour CBD. This harbour walk 
connects people to the water, to the history of this place, to country.  

- Pyrmont Peninsula Place Strategy, Strategic Framework, July 2020 

 HARBOUR FORESHORE WALK

Indicative Design: Upgrading of the harbour foreshore walk that provides for regional recreational, cultural and local community uses

HARBOUR FORESHORE CONNECTIVITY 
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PUBLIC 
DOMAIN
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INTEGRATION OF SPACES - CONNECTIVITY 
Connecting Green Spaces / Public Realm

HYDE 
PARK 

TUMBALONG 
PARK 

DARLING 
SQUARE 

WENTWORTH 
PARK 

BARANGAROO 
RESERVE PIRRANA  

PARK BALLARAT 
PARK 

PYRMONT  
BAY PARK

WATERFRONT 
PARK 

PPPS: Pyrmont Peninsula Green Grid Initiative Pyrmont Peninsula and the City of Sydney: Green Spaces / Public Realm

Pirrama Park

Tumbalong Park / Darling Quarter

Guardian Square (Indicative)
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PUBLIC DOMAIN - OVERALL AREA COMPARISON

Total public domain area:       
10,000 m2 

Existing public domain area:         
4,326 m2  

Increase:         
5,674 m2 
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PUBLIC DOMAIN / GREEN SPACES 
Mirvac To Fund and Deliver 10,000m2 of 24/7 Accessible Public Domain

 The Waterfront Boulevard (4,800 sqm) 

 The Events Steps 

 Guardian Square (1,500 sqm) 

 Pyrmont Steps 

 Pyrmont Bridge Landing  

 Murray Street Bridge 

 Bunn Street Pedestrian Bridge 

 Central through-site Link 

 Podium Rooftop (2,000 sqm) 

 Pyrmont Bridge Paving Upgrade

*Areas as per DA conditions. 
Remaining area can be 
reallocated in Stage 2 design

1

8
9

2

3

4

5

6

7

8

9

1

4

7

2

5

10

3

106
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THE WATERFRONT BOULEVARD 
Existing Conditions

Outdated material palette, Differing levels, limited soft landscaping and shade cover - does not commensurate with wider precinct 
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20m

10.8m

Licensed seating zone
8.2m

7.8m
29m

11.2m

Existing = 4,326m2 THE WATERFRONT BOULEVARD 
Existing Conditions
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Indicative Design Only: Regular waterfront setback with enhanced capacity for events with an overall increase of 474m2

20m

20m

14m

3-5m Licensed seating zone

Increased width 
achieved by reducing 
Mirvac's existing 
leasehold 

Revised widths 
developed in 
consultation with Place 
Management NSW 

No structural 
adjustments to the 
existing pontoon or 
sea wall 

Proposed = 4,800m2 

(Increase of 474m2) 

15m

15m

11m

THE WATERFRONT BOULEVARD 
Proposed Conditions
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THE WATERFRONT BOULEVARD 

4,326m2 

New waterfront boulevard area:        4,800 m2 

Additional Area:               474 m2 

                  

Existing waterfront boulevard area:   4,326 m2  
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3supplementary architectural design report  francis-jones morehen thorp

THE WATERFRONT BOULEVARD 
Regular Waterfront Setback With Enhanced Capacity for Events and Activated Retail Along the Waterfront

DARLING HARBOUR PY
RM

O
N

T 
BR

ID
G

E
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41 Harbourside | SSDA

Public Domain Works in Kind
Event Steps

1:200 Section B-B

1_ Palm grove with seating 

2_ Stair seating

3_ Seating terraces

4_ Sporting event activating the harbour

5_ Temporary outdoor cinema event

Potential
Palm Grove

Movie night!

Loose furniture

Indicative only, 
subject to future works. Management 
plan to be developed to ensure pedes-

trians can still use boulevard

THE EVENTS STEPS 
High Capacity Open-Air Event Space Overlooking the Darling Harbour

DARLING HARBOUR PY
RM

O
N

T 
BR

ID
G

E



“A connected network of smaller public spaces sit across the peninsula, providing 
moments of respite and places for the community to connect and engage. ” 

- Pyrmont Peninsula Place Strategy, Strategic Framework, July 2020 
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11 Harbourside | SSDA

Response to Submissions - Improved Public Space Offer
Executive Summary

48m

30mProposed

Guardian Square / Ribbon Stairs: 1780m2Guardian Square - A public plaza directly level with Pyrmont Bridge

Illustrative concept design only

The new Guardian Square will provide a 24 hour publically accessible, green and 
functional space that allows the opportunity for small informal events. The space is scaled 
appropriately with a balance of open green space areas and more intimate seating nooks 
with waterside views. 

Publicly accessible open space

The amended envelope and reference scheme improves 
pedestrian movement enabling porosity through the building, 
and an ease of permeability through the precinct. 

A key improvement in this response is the introduction of a 
large and functional plaza and stairs connection between the 
waterfront and Pyrmont Bridge. Through a series of workshop 
with the Department of Planning, the northern podium is cut 
back to improve view sharing and lowered to provide for a 
generous plaza space on the same level as the Pyrmont Bridge, 
ie ‘Guardian Square.’The retail offerings along the upper level 
connections spills out into Guardian Square, conceived as highly 
porous with a blending of inside and outside to facilitate shaded, 
green spaces, encouraging informal meetings and gatherings 
for the public and visitors. 

The proposal sees the Waterfront completely upgraded and is  
described in detail within Aspect Studio's SSDA Design Report 
which forms part of this submission.

Image 52 Illustrative scheme showing the key improvement in this submission; Guardian Square in the foreground and the residential tower in context

23supplementary architectural design report response to department of planning, infrastructure & environment: key issue 1, 10francis-jones morehen thorp

GUARDIAN SQUARE 
1,500m2 Public Plaza Level With Pyrmont Bridge

30m
48m

DARLING HARBOUR PY
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Public Plaza level with 

Pyrmont Bridge
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Reference scheme only – subject to design competition
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ROOF TOP PUBLIC SPACE 
2,000m2 Roof Top Public Space With Potential Connection to Guardian Square
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Bunn St 
Pedestria
n bridge

Through 
Site Link
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PUBLIC DOMAIN 
Benchmark analysis with comparable sized and successful public plazas 

44

Australia Square, Wynyard 
1,500m2

Harbourside Public Space 
3,500m2

Sydney Opera House Steps 
5,400m2

Martin Place, Sydney CBD 
7,800m2
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Reference scheme only – subject to design competition
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In addition to the 10,000m2 of public domain works 
funded and delivered by Mirvac, Mirvac will also 
provide an Activation Fund for future activation 
works. Potential works could include: 

/ Public art 
/ Specialist lighting 
/ Public WI-FI 
/ Street Furniture 
/ Heritage Interpretation 
/ AV&PA 

The final scope and design will be agreed between 
Mirvac and Place Management NSW during 
detailed design  

PUBLIC DOMAIN WORKS 
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DARLING DRIVE
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DARLING DRIVE 
Existing Conditions

Poor accessibility as a result of topography and infrastructure corridor, lack of activation
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Darling Drive will be activated to ensure the development is experienced in the round and doesn’t turn its back on 
Pyrmont. Activation strategies will include the new Guardian Square, porte cochere, Bunn St bridge link

Bu
nn
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ite
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nk

Activated frontages

DARLING DRIVE 
Enhancing East West Connections From Bunn St to the Waterfront 

Porte Cochere
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HEIGHT  
BULK  
SCALE 
DENSITY 
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HEIGHT, BULK AND SCALE 
Tower - Height, scale and density is compatible with the existing and emerging character of Darling Harbour and is consistent with the maximum height of RL 170m 
identified in Pyrmont Peninsula Place Strategy (PPPS)

Image 63 DPPPS: Amenity Based Height Strategy

Tower Height

The proposed height is consistent with the Draft Pyrmont 
Peninsula Place Strategy (DPPPS), which recommends a 
maximum height of RL 170 for this site. The DPPPS notes 
that the strategy "identifies key sites as anchor points for 
major development to achieve the ambition of the strategy. 
Meeting these ambitions will necessitate changes in terms 
or land use zones and building height and density.”

The industrial past of the site and broader precinct featured 
numerous storage and trading buildings at the waterfront, 
which at the time were amongst the tallest building in the 
harbour.

The proposed tower's relationship to the buildings which 
surround and define Darling Harbour is shown in Image 
59. The proposed height is comparable to existing towers 
on the east side of Darling Harbour, less than the proposed 
tower at Cockle Bay Wharf, the southern Barangaroo 
towers and the Crown Sydney Hotel Resort at Barangaroo. 
The Sofitel Darling Harbour which adjoins the subject 
site has a height of RL 133.5m. Further developments 
around Darling Harbour include the Ribbon (IMAX site) at 
RL93.5. Further to the west, it is also expected that more tall 
towers will form part of the redevelopment of the Pyrmont 
Peninsula and the Bays Precinct, which encompasses 
5.5km of harbour frontage, including the Sydney Fish 
Market. With consideration of the DPPS, it is considered 
highly likely that further towers will become a feature of the 
adjacent skyline.

The public nature and importance to visitors of Darling 
Harbour mean that views of the proposed development 
from the east side of Darling Harbour are highly significant 
and primary. The visual presence of the proposed 
Harbourside tower in these views is mitigated by its 
orientation so that its short sides face east and west. This 
results in a small number of slender, well spaced towers 
from the Harbour.

This opportunity for additional height is supported with the 
provision of additional public benefit through the creation 
of a new significant public accessible area of open space on 
the northern podium rooftop and the improvement to the 
public domain.

Image 64 DPPPS: Renewal Focus Zones and Taller Building Clusters

Image 65 Height Analysis

13

SCENARIO 1: HOMES
The buildings are arranged to ensure the streetscape is vibrant, safe and supports a healthy 
and socially connected community.

•  There is no overshadowing of the Glebe foreshore and Wentworth Park

•  As a heritage listed item, the ANZAC Bridge pylon will remain a dominant feature in the 
landscape with heights stepping down towards the bridge

•  Lower podium heights are next to the harbour’s edge and around key public open space

•  Taller buildings are away from the foreshore and positioned to minimise their impact 
on the public domain

•  Taller buildings are oriented north/south to allow for more sunlight to reach the new 
waterfront promenade, public domain and open spaces

•  Buildings are more slender to comply with residential planning controls

•  Podium heights are a similar scale to new Sydney Fish Market

1 Homes

14

2 Balanced

5,000 JOBS       1,160 HOMES

30,000 SQM OPEN SPACE  

SCENARIO 2: BALANCED
Scenario 2 focuses on the natural layers of Blackwattle Bay; 
like the meandering historical foreshore, the natural spring 
of Tinkers Well and the sandstone escarpments that were 
quarried to supply materials for Sydney’s early colonial 
Buildings. These natural elements are reflected in both  
the flowing forms and arrangement of buildings and  
public spaces. 

Scenario 2 is inspired by connecting to the surrounding natural 
systems; the blue (water) and green (open space) grids.

The land uses are a diverse but balanced mix of residential 
and non-residential uses, comprised of businesses, retail, 
restaurants, bars, cafes, workers, visitors and residents. Visitors 
and the local community will enjoy a continuous flow of open 
space from Wentworth Park to Bank Street and supporting 
infrastructure delivering residents and workers to the services 
they need. 

The built form is a mixture of slender residential buildings and 
larger commercial office buildings ranging in height from 13 
to 45 storeys over 4 to 7 storey podiums. Arrangement of the 
built form allows for sunlight to reach new public domain and 
open spaces. 

Scenario 2 is a pedestrian precinct which prioritises active 
transport; walking and cycling. 

Public open space is composed of two larger naturalised open 
space destinations connected by the continuous waterfront 
promenade. 

The importance of Country is celebrated through a series of 
songlines, telling the stories of Indigenous culture and trade 
through the length of Blackwattle Bay and beyond. Sandstone 
plays an important part as the material in both the natural and 
built environment. 

  V1: View from Bank Street open space looking south toward the new Sydney Fish Market

  V2: View from new Sydney Fish Market looking north   V3: View from the edge of Blackwattle Bay looking south

Image 66 Blackwattle Bay Masterplan 
 (http://www.infrastructure.nsw.gov.au/media/2527/bays001-blackwattle-bay-consultation-a4-brochure-may2020_fa2_lr.pdf)

Image 67 View from (approved) fish market looking north

29supplementary architectural design report response to department of planning, infrastructure & environment: key issue 2 & 3francis-jones morehen thorp

PPPS: Amenity Based Height Strategy Contextual Height Analysis
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PODIUM HEIGHT, BULK AND SCALE 

Pyrmont 
Bridge 
RL12

RL31

RL23.1

Guardian Sq 
RL13.75

RL25

Maritime Museum 
RL37.13 

RL19
Cockle Bay 
Wharf 
RL29

Hyatt 
Regency 
Sydney 
RL27.4

Crown Sydney 
RL30

Barangaroo R8 
RL30

King St Wharf 
RL20

RL29

The Ribbon 
RL93.2

Wild life 
Sydney Zoo 
RL19

ICC 
RL48.2

Pool Deck 
RL27.2

Sofitel

Pyrmont 
Bridge 
RL12
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RL 170.000     Pyrmont Peninsula Place Strategy Height Limit

RL 166.950     Top of Envelope (September 2020)

HEIGHT, BULK AND SCALE 
Tower

80% built form : tower envelope control

80% built form : podium envelope control
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Tower Form

The tower form is appropriate for the residential component of 
the proposal and consistent with the City of Sydney DCP2012 
Section 5.1.5 Building Bulk. 

"For residential buildings and serviced apartments with a height 
above the 45m:

(a) the size of the floor plate above the street frontage height 
must not exceed 1,000sqm GFA, refer to Figure 5.21; and

(b) the maximum horizontal dimension of the building facade 
parallel tothe street frontage is 40m. "

The tower envelope minimises impacts on the public realm and 
neighbours, with the narrow facade oriented to the east and 
west, with wider facades to the north and south. Whilst ensuring 
opportunities for daylight, outlook, view sharing, ventilation and 
privacy, the proposed envelope also allows for opportunities for 
varied built forms to reduce the perceived building bulk during 
the design excellence process. 

A high level of amenity for common lobbies, corridors and 
apartments, e.g access to daylight and natural ventilation, 
will be provided with no more than 12 apartments provided 
off a circulation core on a single level. This is In line with the 
recommendation in the Apartment Design Guide Objective 
4F-1, where achieving the design criteria for the number of 
apartments (8) off a circulation core may not be possible.

The series of diagrams on this page illustrate how alternate 
tower designs can be accommodated within the envelope.  The 
envelope dimensions have been set to ensure suitable controls 
are in place whilst allowing for future design flexibility as part of a 
design excellence competition.

Image 68 Opportunity for Alternative Tower forms within Proposed Envelope

Tower Design as per Illustrative Scheme: Alternative Tower Design (subject ot future Design Excellence Process:

30 fjmt studio architecture interiors urban landscape community mirvac harbourside stage 1 da

Tower Form

The tower form is appropriate for the residential component of 
the proposal and consistent with the City of Sydney DCP2012 
Section 5.1.5 Building Bulk. 

"For residential buildings and serviced apartments with a height 
above the 45m:

(a) the size of the floor plate above the street frontage height 
must not exceed 1,000sqm GFA, refer to Figure 5.21; and

(b) the maximum horizontal dimension of the building facade 
parallel tothe street frontage is 40m. "

The tower envelope minimises impacts on the public realm and 
neighbours, with the narrow facade oriented to the east and 
west, with wider facades to the north and south. Whilst ensuring 
opportunities for daylight, outlook, view sharing, ventilation and 
privacy, the proposed envelope also allows for opportunities for 
varied built forms to reduce the perceived building bulk during 
the design excellence process. 

A high level of amenity for common lobbies, corridors and 
apartments, e.g access to daylight and natural ventilation, 
will be provided with no more than 12 apartments provided 
off a circulation core on a single level. This is In line with the 
recommendation in the Apartment Design Guide Objective 
4F-1, where achieving the design criteria for the number of 
apartments (8) off a circulation core may not be possible.

The series of diagrams on this page illustrate how alternate 
tower designs can be accommodated within the envelope.  The 
envelope dimensions have been set to ensure suitable controls 
are in place whilst allowing for future design flexibility as part of a 
design excellence competition.

Image 68 Opportunity for Alternative Tower forms within Proposed Envelope

Tower Design as per Illustrative Scheme: Alternative Tower Design (subject ot future Design Excellence Process:

30 fjmt studio architecture interiors urban landscape community mirvac harbourside stage 1 da

Tower Form

The tower form is appropriate for the residential component of 
the proposal and consistent with the City of Sydney DCP2012 
Section 5.1.5 Building Bulk. 

"For residential buildings and serviced apartments with a height 
above the 45m:

(a) the size of the floor plate above the street frontage height 
must not exceed 1,000sqm GFA, refer to Figure 5.21; and

(b) the maximum horizontal dimension of the building facade 
parallel tothe street frontage is 40m. "

The tower envelope minimises impacts on the public realm and 
neighbours, with the narrow facade oriented to the east and 
west, with wider facades to the north and south. Whilst ensuring 
opportunities for daylight, outlook, view sharing, ventilation and 
privacy, the proposed envelope also allows for opportunities for 
varied built forms to reduce the perceived building bulk during 
the design excellence process. 

A high level of amenity for common lobbies, corridors and 
apartments, e.g access to daylight and natural ventilation, 
will be provided with no more than 12 apartments provided 
off a circulation core on a single level. This is In line with the 
recommendation in the Apartment Design Guide Objective 
4F-1, where achieving the design criteria for the number of 
apartments (8) off a circulation core may not be possible.

The series of diagrams on this page illustrate how alternate 
tower designs can be accommodated within the envelope.  The 
envelope dimensions have been set to ensure suitable controls 
are in place whilst allowing for future design flexibility as part of a 
design excellence competition.

Image 68 Opportunity for Alternative Tower forms within Proposed Envelope

Tower Design as per Illustrative Scheme: Alternative Tower Design (subject ot future Design Excellence Process:

30 fjmt studio architecture interiors urban landscape community mirvac harbourside stage 1 da

Tower Form

The tower form is appropriate for the residential component of 
the proposal and consistent with the City of Sydney DCP2012 
Section 5.1.5 Building Bulk. 

"For residential buildings and serviced apartments with a height 
above the 45m:

(a) the size of the floor plate above the street frontage height 
must not exceed 1,000sqm GFA, refer to Figure 5.21; and

(b) the maximum horizontal dimension of the building facade 
parallel tothe street frontage is 40m. "

The tower envelope minimises impacts on the public realm and 
neighbours, with the narrow facade oriented to the east and 
west, with wider facades to the north and south. Whilst ensuring 
opportunities for daylight, outlook, view sharing, ventilation and 
privacy, the proposed envelope also allows for opportunities for 
varied built forms to reduce the perceived building bulk during 
the design excellence process. 

A high level of amenity for common lobbies, corridors and 
apartments, e.g access to daylight and natural ventilation, 
will be provided with no more than 12 apartments provided 
off a circulation core on a single level. This is In line with the 
recommendation in the Apartment Design Guide Objective 
4F-1, where achieving the design criteria for the number of 
apartments (8) off a circulation core may not be possible.

The series of diagrams on this page illustrate how alternate 
tower designs can be accommodated within the envelope.  The 
envelope dimensions have been set to ensure suitable controls 
are in place whilst allowing for future design flexibility as part of a 
design excellence competition.

Image 68 Opportunity for Alternative Tower forms within Proposed Envelope

Tower Design as per Illustrative Scheme: Alternative Tower Design (subject ot future Design Excellence Process:

30 fjmt studio architecture interiors urban landscape community mirvac harbourside stage 1 da

Illustrative Scheme Potential Alternative Massing Potential Alternative Massing Potential Alternative Massing Tower Form

The tower form is appropriate for the residential component of 
the proposal and consistent with the City of Sydney DCP2012 
Section 5.1.5 Building Bulk. 

"For residential buildings and serviced apartments with a height 
above the 45m:

(a) the size of the floor plate above the street frontage height 
must not exceed 1,000sqm GFA, refer to Figure 5.21; and

(b) the maximum horizontal dimension of the building facade 
parallel tothe street frontage is 40m. "

The tower envelope minimises impacts on the public realm and 
neighbours, with the narrow facade oriented to the east and 
west, with wider facades to the north and south. Whilst ensuring 
opportunities for daylight, outlook, view sharing, ventilation and 
privacy, the proposed envelope also allows for opportunities for 
varied built forms to reduce the perceived building bulk during 
the design excellence process. 

A high level of amenity for common lobbies, corridors and 
apartments, e.g access to daylight and natural ventilation, 
will be provided with no more than 12 apartments provided 
off a circulation core on a single level. This is In line with the 
recommendation in the Apartment Design Guide Objective 
4F-1, where achieving the design criteria for the number of 
apartments (8) off a circulation core may not be possible.

The series of diagrams on this page illustrate how alternate 
tower designs can be accommodated within the envelope.  The 
envelope dimensions have been set to ensure suitable controls 
are in place whilst allowing for future design flexibility as part of a 
design excellence competition.

Image 68 Opportunity for Alternative Tower forms within Proposed Envelope

Tower Design as per Illustrative Scheme: Alternative Tower Design (subject ot future Design Excellence Process:
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Tower Form

The tower form is appropriate for the residential component of 
the proposal and consistent with the City of Sydney DCP2012 
Section 5.1.5 Building Bulk. 

"For residential buildings and serviced apartments with a height 
above the 45m:

(a) the size of the floor plate above the street frontage height 
must not exceed 1,000sqm GFA, refer to Figure 5.21; and

(b) the maximum horizontal dimension of the building facade 
parallel tothe street frontage is 40m. "

The tower envelope minimises impacts on the public realm and 
neighbours, with the narrow facade oriented to the east and 
west, with wider facades to the north and south. Whilst ensuring 
opportunities for daylight, outlook, view sharing, ventilation and 
privacy, the proposed envelope also allows for opportunities for 
varied built forms to reduce the perceived building bulk during 
the design excellence process. 

A high level of amenity for common lobbies, corridors and 
apartments, e.g access to daylight and natural ventilation, 
will be provided with no more than 12 apartments provided 
off a circulation core on a single level. This is In line with the 
recommendation in the Apartment Design Guide Objective 
4F-1, where achieving the design criteria for the number of 
apartments (8) off a circulation core may not be possible.

The series of diagrams on this page illustrate how alternate 
tower designs can be accommodated within the envelope.  The 
envelope dimensions have been set to ensure suitable controls 
are in place whilst allowing for future design flexibility as part of a 
design excellence competition.

Image 68 Opportunity for Alternative Tower forms within Proposed Envelope

Tower Design as per Illustrative Scheme: Alternative Tower Design (subject ot future Design Excellence Process:

30 fjmt studio architecture interiors urban landscape community mirvac harbourside stage 1 da

HEIGHT, BULK AND SCALE 
Tower Massing: 80% Envelope Control Allows for Flexibility and 20% Articulation at Design Competition (Draft DA Condition)

Tower Form

The tower form is appropriate for the residential component of 
the proposal and consistent with the City of Sydney DCP2012 
Section 5.1.5 Building Bulk. 

"For residential buildings and serviced apartments with a height 
above the 45m:

(a) the size of the floor plate above the street frontage height 
must not exceed 1,000sqm GFA, refer to Figure 5.21; and

(b) the maximum horizontal dimension of the building facade 
parallel tothe street frontage is 40m. "

The tower envelope minimises impacts on the public realm and 
neighbours, with the narrow facade oriented to the east and 
west, with wider facades to the north and south. Whilst ensuring 
opportunities for daylight, outlook, view sharing, ventilation and 
privacy, the proposed envelope also allows for opportunities for 
varied built forms to reduce the perceived building bulk during 
the design excellence process. 

A high level of amenity for common lobbies, corridors and 
apartments, e.g access to daylight and natural ventilation, 
will be provided with no more than 12 apartments provided 
off a circulation core on a single level. This is In line with the 
recommendation in the Apartment Design Guide Objective 
4F-1, where achieving the design criteria for the number of 
apartments (8) off a circulation core may not be possible.

The series of diagrams on this page illustrate how alternate 
tower designs can be accommodated within the envelope.  The 
envelope dimensions have been set to ensure suitable controls 
are in place whilst allowing for future design flexibility as part of a 
design excellence competition.

Image 68 Opportunity for Alternative Tower forms within Proposed Envelope

Tower Design as per Illustrative Scheme: Alternative Tower Design (subject ot future Design Excellence Process:

30 fjmt studio architecture interiors urban landscape community mirvac harbourside stage 1 da

Tower Form

The tower form is appropriate for the residential component of 
the proposal and consistent with the City of Sydney DCP2012 
Section 5.1.5 Building Bulk. 

"For residential buildings and serviced apartments with a height 
above the 45m:

(a) the size of the floor plate above the street frontage height 
must not exceed 1,000sqm GFA, refer to Figure 5.21; and

(b) the maximum horizontal dimension of the building facade 
parallel tothe street frontage is 40m. "

The tower envelope minimises impacts on the public realm and 
neighbours, with the narrow facade oriented to the east and 
west, with wider facades to the north and south. Whilst ensuring 
opportunities for daylight, outlook, view sharing, ventilation and 
privacy, the proposed envelope also allows for opportunities for 
varied built forms to reduce the perceived building bulk during 
the design excellence process. 

A high level of amenity for common lobbies, corridors and 
apartments, e.g access to daylight and natural ventilation, 
will be provided with no more than 12 apartments provided 
off a circulation core on a single level. This is In line with the 
recommendation in the Apartment Design Guide Objective 
4F-1, where achieving the design criteria for the number of 
apartments (8) off a circulation core may not be possible.

The series of diagrams on this page illustrate how alternate 
tower designs can be accommodated within the envelope.  The 
envelope dimensions have been set to ensure suitable controls 
are in place whilst allowing for future design flexibility as part of a 
design excellence competition.

Image 68 Opportunity for Alternative Tower forms within Proposed Envelope

Tower Design as per Illustrative Scheme: Alternative Tower Design (subject ot future Design Excellence Process:

30 fjmt studio architecture interiors urban landscape community mirvac harbourside stage 1 da
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June 2016 

/ South of Existing Galleria at 
RL25.5 

SOUTH PODIUM ENVELOPE 
Initial Residential Proposal: South Podium Envelope at RL25.5
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August 2016 

/ Meeting with the Infrastructure 
NSW: Central portion of the 
south podium reduced from 
RL25.5 to RL20.5 to allow view 
sharing from ICC pool deck

SOUTH PODIUM ENVELOPE 
Adjustment 2
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August/September 2016: 

/ Meeting with owner of ICC Hotel 
- Lower the retail envelope from 
RL25.5 to RL20.5 to allow view 
sharing from ICC pool deck and 
restaurant. 

SOUTH PODIUM ENVELOPE 
Initial Residential Proposal: South Podium Envelope at RL25.5
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RL20.500

Initial Pr
oposal

RL15.500

RL23.100
RL25.500

August 2016: 

/ SHFA advised of an existing 
Project Delivery Agreement 
between ICC Hotel, SHFA, INSW 
and Lend Lease limiting height 
of any future Harbourside 
redevelopment envelope to 
RL23.1m south of the existing 
galleria 

/ South Podium Height reduced 
from RL25.5 to RL23.1 

/ Reliant on being able to amend 
the existing PDA to allow a 
section of the envelope to 
exceed RL 23.1 (increase to RL 
25.0m) to the north of the pool 
deck

SOUTH PODIUM ENVELOPE 
Adjustment 4 : Refined Envelope: Redistributed To Maximise View Sharing
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RL20.500

Initial Pr
oposal

RL15.500

RL23.100
RL25.500

September 2016 

/ SSDA Stage 1

SOUTH PODIUM ENVELOPE 
Refined Envelope : Equitable View Sharing
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7 May 2018 - Department of Planning: 

NORTH PODIUM ENVELOPE 
Adjustment 5: Maximise View Sharing for 50 Murray St Apartments
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24 May 2018 - Department of Planning: 

NORTH PODIUM ENVELOPE 
Adjustment 6: Adjustment To Envelope With a Central Tower 

Line parallel to 

ground plane line

Ground Plane Line

Anchor point: Line of sight 
from the most southern 
apartment of 50 Murray St

Most southern 
apartment of 50 
Murray St

A

B
Previous envelope 
massing

Set back at 4m intervals 
to reduce mass
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ANCHOR POINT: LINE OF SIGHT FROM THE MOST 
SOUTHERN APARTMENT OF 50 MURRAY ST

March - June 2020 - Department of Planning: 
:

NORTH PODIUM ENVELOPE 
Adjustment 7: Further Adjustment To Maximise View Sharing

DPIE DIRECTED PUBLIC DOMAIN OUTCOME 
WAS TO TAKE PRIORITY OVER THE VIEWS

ENVELOPE REDUCED 
AROUND ‘RIBBON STAIRS’

NEW 1,500M2 PUBLIC PARK 
ADJACENT TO PYRMONT BRIDGE
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Relationship with Pyrmont Bridge

The amended design addresses the key issues raised regarding 
the relationship of the built form with Pyrmont Bridge, and 
provides an outcome that improves the setting of the Bridge 
within the proposed design. 

The reduced podium height is considered sympathetic to the 
adjacent Pyrmont Bridge. The visual prominence of the built 
form as viewed from the Bridge is significantly improved.

Image 48 March 2020 Envelope Image 49 Amended Envelope

Image 50 Activated edges along Pyrmont Bridge on ground level Image 51 Guardian Square; New Plaza on the same level as Pyrmont Bridge

22 fjmt studio architecture interiors urban landscape community mirvac harbourside stage 1 da

March 2020 Envelope: View from Pyrmont Bridge

March 2020

NORTH PODIUM ENVELOPE 
Relationship With Pyrmont Bridge
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Relationship with Pyrmont Bridge

The amended design addresses the key issues raised regarding 
the relationship of the built form with Pyrmont Bridge, and 
provides an outcome that improves the setting of the Bridge 
within the proposed design. 

The reduced podium height is considered sympathetic to the 
adjacent Pyrmont Bridge. The visual prominence of the built 
form as viewed from the Bridge is significantly improved.

Image 48 March 2020 Envelope Image 49 Amended Envelope

Image 50 Activated edges along Pyrmont Bridge on ground level Image 51 Guardian Square; New Plaza on the same level as Pyrmont Bridge

22 fjmt studio architecture interiors urban landscape community mirvac harbourside stage 1 da

September 2020 Scheme: reduced scale

September 2020

NORTH PODIUM ENVELOPE 
Relationship With Pyrmont Bridge
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September 2020 Scheme: reduced scale

ENVELOPE 
Area Reduction in North Podium = 4 Levels on Tower

September 2020

Area reduction 
in podium = 4 
levels on tower

RL 166.950

area transfer maintained total GFA of 87,000 m2 



CONCEPT DESIGN EVOLUTION - ANIMATION 
Envelope 
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34564321
ANIMATION - REFER SEPERATE FILE
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HERITAGE 



41 
 

Pyrmont Bridge, 1902.  
Figure 57. 2009, City of Sydney Archives, Mark Goddard Collection 56473. 
Figure 58. State Heritage Register listing curtilage. SHR 01618, 
http://www.environment.nsw.gov.au/heritageapp/ViewHeritageItemDetails.aspx?ID=5053337 
See also Figure 14. 
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10 
 

When the company failed in 1854 (like many of the private railway companies) the NSW 
Government took it over and opened the first railway in NSW in 1855, from Sydney to 
Granville, with the branch line to Darling Harbour. The opening of the first Pyrmont Bridge in 
1857 enabled the transport of goods between the Darling Harbour rail head and the wharves 
of East Darling Harbour and the town of Sydney. 
 
 

 
 
 
Figure 8. The first Pyrmont 
Bridge pictured in 1874 
before the Darling Harbour 
railway line was extended 
to Pyrmont. The foreshore 
has not yet been 
developed with rail lines, 
goods yard and wharfage 
(see Section 3.D.i and 
Figure 30). Mitchell 
Library, SPF/838, 
a089838. 
 
 
 
 

 
 
The railway development was supposed to give the Ultimo Estate a land boom with 
attendant warehouse and wharf development that would boost land prices. But development 
of the goods line stalled until the 1870s, due partly to legal issues with the Ultimo Estate, 
partly to the heavy tolls charged by the Pyrmont Bridge Company for the transport of goods, 
but mainly because the rail line extended insufficiently into the wharf area of Darling 
Harbour, stopping short of Pyrmont Bridge, with no goods yard established. For its first 20 
years the Darling Harbour goods line was used only by the Railways Department which built 
a small jetty on the western side for landing coal and ballast. The rail line had rendered 
unusable the thin strip of land between it and the western shoreline below Pyrmont Bridge. 
 
The tying up of the Harris family estate stalled development in Ultimo. By 1855 there were 
barely 20 properties along the Ultimo section of Harris Street. In 1866 Ultimo was still 
described a ‘tract of land lying between Parramatta Street and the suburb of Pyrmont’.v At 
the same time, following the economic downturn of the 1840s, new industries were setting 
up on the Pyrmont peninsula. From 1851 the Australian Steam Navigation Company 
operated on Darling Island as a ship building and repair facility and grew to become the 
largest of the coastal shipping fleets until 1890. In 1870 major reclamation on Darling Island 
joined it to the mainland as another peninsula. The Saunders quarry opened in 1853 on the 
north-western corner of the Pyrmont peninsula and began quarrying the high-quality 
Pyrmont sandstone. 
 
Legal settlement of the Ultimo Estate was finally achieved in 1860 with the estate being 
subdivided into 70 blocks for the six Harris family heirs. The Harris family remained in 
Ultimo, building fine houses for themselves in the 1880s and extensive rows of terrace 
housing with pubs, for which they were landlords. 
  

14 
 

 
Figure 10 (left). The Atlas Engineering Works & 
Murray Street School are shown adjacent to 
land resumed by the railway. Atlas was a major 
supplier of rolling stock for the Darling Harbour 
railway. The school was built in 1877 and 
operated until 1914 when both it and the Altas 
works were resumed for the expansion of the 
Goods Yard and construction of the Double 
Tier Goods Shed (see Sections 3.D.v & vi and 
Figure 32), Fitzgerald & Golder 2007: 63. 
 
Figure 11 (below). The Iron Wharf flanks west 
Darling Harbour north to the Meat Market. 
Behind the wharf, the railway lines have 
multiplied and the long curved wool shed and 
inward goods shed are shown in the southern 
section of the Goods Yard. On Murray Street, 
the school is next to the quarry. The two other 
buildings may be Bunn’s Cottage and the Altas 
Engineering Works. But the northern section of 
this map is inaccurate for 1895. By 1891 the 
railway line extended past Pyrmont Bridge to 
the Pyrmont coal wharves and the first 
Outward Goods Shed (C & D) was built. NSW 

Department of Lands 1895, Map of the city of Sydney, NSW, http://nla.gov.au/nla.map-
rm3443 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  The first Pyrmont Bridge pictured in 1874 before the Darling Harbour railway line was extended to Pyrmont. The foreshore 

has not yet been developed with rail lines, goods yard and wharfage (see Section 3.D.i and Figure 30).  
Mitchell Library, SPF/838, a089838.  

NSW Department of Lands 1895, Map of the city of Sydney, NSW 

HERITAGE 
Excerpt From Heritage Report by Curio Projects
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Existing: Built Form setback to Pyrmont Bridge

Image 32 Photograph from Pyrmont Bridge looking towards ICC & Harbourside 

Image 35 Photograph from under Pyrmont Bridge looking south at waterfront and Cockle Bay

Image 33 Photograph from Pyrmont Bridge looking at existing stair circulation from Ground to level 1 Harbourside

Image 36 Photograph from waterfront looking at public space and domain under Pyrmont Bridge

Image 34 Photograph showing existing waterfront conditions and event space

Image 37 Photograph at circulation stair adjacent to Pyrmont Bridge undercroft & public space

21architectural design report & drawings site analysis - existingfrancis-jones morehen thorp

4,760

HERITAGE 
Relationship With Pyrmont Bridge - Existing: No separation either visually or physically between the historic fabric of the bridge and the modern additions

3,100
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Indicative Scheme: Built Form setback to Pyrmont Bridge

HERITAGE 
Relationship With Pyrmont Bridge - Indicative Design: Lowered Northern Podium Appropriately Set Back From Pyrmont Bridge 

Relationship with Pyrmont Bridge

The amended design addresses the key issues raised regarding 
the relationship of the built form with Pyrmont Bridge, and 
provides an outcome that improves the setting of the Bridge 
within the proposed design. 

The reduced podium height is considered sympathetic to the 
adjacent Pyrmont Bridge. The visual prominence of the built 
form as viewed from the Bridge is significantly improved.

Image 48 March 2020 Envelope Image 49 Amended Envelope

Image 50 Activated edges along Pyrmont Bridge on ground level Image 51 Guardian Square; New Plaza on the same level as Pyrmont Bridge

22 fjmt studio architecture interiors urban landscape community mirvac harbourside stage 1 da

7,000

29,850
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Indicative Scheme: Built Form Setbacks to Pyrmont Bridge

Relationship with Pyrmont Bridge

The amended design addresses the key issues raised regarding 
the relationship of the built form with Pyrmont Bridge, and 
provides an outcome that improves the setting of the Bridge 
within the proposed design. 

The reduced podium height is considered sympathetic to the 
adjacent Pyrmont Bridge. The visual prominence of the built 
form as viewed from the Bridge is significantly improved.

Image 48 March 2020 Envelope Image 49 Amended Envelope

Image 50 Activated edges along Pyrmont Bridge on ground level Image 51 Guardian Square; New Plaza on the same level as Pyrmont Bridge

22 fjmt studio architecture interiors urban landscape community mirvac harbourside stage 1 da

Indicative Scheme: Guardian Sq adjacent to Pyrmont Bridge

HERITAGE 
Relationship With Pyrmont Bridge - Guardian Square

/ Lowered Northern Podium Appropriately Set Back From Pyrmont Bridge.  
/ FEARs Requiring the Northern Podium Height Not Exceed Pyrmont Bridge Deck Level and Detailed 

Design Ensures an Acceptable Built From Relationship With the Bridge. 

March 2020: Built Form Setbacks to Pyrmont Bridge



74

Harbourside Redevelopment    Developer Briefing to the Independent Planning Commission

AMENITY  
IMPACTS 
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VIEW SHARING 
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RESPONSE TO KEY ISSUES – VIEW SHARING
50 Murray St

Harbourside Redevelopment – Developer Briefing to the Independent Planning Commission

SEAN

To update 
Tower envelope has been refined to maximise view sharing and is located as far south as possible. Significant and positive 
changes has been made to respond to the feedback received from consultation.

PRIVATE VIEW ASSESSMENT 
Tower Location: Significant Improvement to 50 Murray St

March 2016 June 2016 Dec 2016 March 2020 Sept 2020



77

Harbourside Redevelopment    Developer Briefing to the Independent Planning Commission

View from ICC Foyer

View from ICC

View from 
ICC Pool 
Deck

PRIVATE VIEW ASSESSMENT 
Podium Envelope Reduction: Significant Improvement to View Sharing

Anchor Point: Line of sight from most 

southern 50 Murray St Apartment
View Importance

/ Views prioritised to N/E  

/ Iconic views to Pyrmont bridge, city skyline, Centrepoint tower, 
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Reference scheme only – subject to design competition
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Visual Analysis: Private Views 

The Site 

Key Buildings 

Secondary Buildings 

1 - Gate Apartments, 1 Murray St 

2 - Renaissance Apartments, 73 Union St 

3 - Harbour’s Edge Apartments, 1-5 Harwood St 

4 - One Darling Harbour, 50 Murray St  

5 - Ibis Hotel 

6 - Novotel Sydney, Darling Harbour 

7 - The Phoenix, 117-129 Murray St 

8 - Oaks Goldsborough Apartments 

9 - Arena Apartments, 32-34 Bunn St 

10 - ICC Hotel 

11 - Apartments, 16 - 30 Bunn St 

Harbourside | Visual and View Impact Analysis | 12 October 2020 

 

Ethos Urban  |  14657  15 
 

 

 

Figure 8 Key Buildings (Private Views)  
Source: Nearmap and Ethos Urban 

 
 

Harbourside | Visual and View Impact Analysis | 12 October 2020 

 

Ethos Urban  |  14657  48 
 

 

Figure 17 Eastern Elevation of 50 Murray Street  

5.3.1 Existing Views  

Existing views from apartments on the eastern elevation (refer to Figure 8) looking from the mid and high rise levels 
of One Darling Harbour are almost uninterrupted in a 180 degree field of view. 
 
Existing views at these levels are of the CBD Skyline (north, central and southern CBD), Centrepoint Tower, 
Pyrmont Bridge, and Cockle Bay/Darling Harbour (including highly valued land-water interface views). The lowest 
level/s of the eastern elevation apartments have more very limited/restricted water views of Darling Harbour due to 
existing foreground buildings (namely the existing Harbourside Shopping Centre), with expansive views beyond of 
the CBD skyline, Centrepoint Tower, Pyrmont Bridge etc. 
 
All apartments within One Darling Harbour have external balcony or terrace spaces. Whilst internal and external 
views are available from a combination of sitting and standing positions in the apartments, views are more 
expansive when standing. The closer to the eastern façade the more expansive the views also become. 

5.3.2 Proposed Views 

Northern portion of the building 

Apartments at the northern end of One Darling Harbour are unique in that they are all dual aspect, with existing 
views available both due north and due east. North and north-easterly views (by virtue of the tower element being 
positioned to the south of these apartments) will be unaffected as a result of the Harbourside Concept Proposal.  
 
Easterly and south-easterly views will change, however the degree of overall impact to mid-rise and upper levels is 
considered to be minor. In this regard there will be a reduction in the extent of water views and a replacement of 
part of the existing southern CBD skyline with the proposed tower element. However, existing views available of the 
northern, central and majority of the southern CBD skyline, Centrepoint Tower and Pyrmont Bridge will be 
unaffected.  

High-Rise 

Mid-Rise 

Low-Rise 

PRIVATE VIEW ASSESSMENT 
Process and Methodology



Visual Analysis: Private Views 

The Site 

Key Buildings 

Secondary Buildings 

1 - Gate Apartments, 1 Murray St 

2 - Renaissance Apartments, 73 Union St 

3 - Harbour’s Edge Apartments, 1-5 Harwood St 

4 - One Darling Harbour, 50 Murray St  

5 - Ibis Hotel 

6 - Novotel Sydney, Darling Harbour 

7 - The Phoenix, 117-129 Murray St 

8 - Oaks Goldsborough Apartments 

9 - Arena Apartments, 32-34 Bunn St 

10 - ICC Hotel 

11 - Apartments, 16 - 30 Bunn St 
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Harbourside -  Private View Photomontage  
    and 3D Report

NOTE:

Page: 9September 2020
- THESE IMAGES ARE FOR INFORMATION ONLY.

- THEY HAVE BEEN PREPARED FOR VIEW ANALYSIS PURPOSES ONLY.

- HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THE ICC HOTEL BY OTHERS.

- SIGNIFICANT DEVELOPMENT APPLICATIONS ARE SHOWN FOR 

INFORMATION AND BROADER CONTEXTUAL AND ILLUSTRATIVE 

PURPOSES ONLY.

- APPLICATION IS FOR BUILDING ENVELOPE ONLY.

One Darling Harbour - 50 Murray St, Pyrmont

Photomontage Loction3D View Location

PRIVATE VIEW ASSESSMENT 
Process and Methodology

Harbourside | Visual and View Impact Analysis | 12 October 2020 

 

Ethos Urban  |  14657  15 
 

 

 

Figure 8 Key Buildings (Private Views)  
Source: Nearmap and Ethos Urban 

 
 

Visual Analysis taken from every apartment unit
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PRIVATE VIEW ASSESSMENT 
Summary

Detailed View Analysis in Appendices

• 4 of 104 apartments will experience severe view 
impacts (limited to the Level 2 apartments only). 

• No apartments will experience devastating view 
impacts.  

• The remaining 100 apartments affected will 
have view impact ratings ranging from negligible 
to moderate.



Harbourside -  Private View Photomontage  
    and 3D Report

NOTE:

Page: 25
September 2020

One Darling Harbour - 50 Murray St, Pyrmont Apartment:                           RL: 

NOTE: HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THESE IMAGES ARE FOR INFORMATION ONLY.

- THEY HAVE BEEN PREPARED FOR VIEW ANALYSIS PURPOSES ONLY.

- HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THE ICC HOTEL BY OTHERS.

- SIGNIFICANT DEVELOPMENT APPLICATIONS ARE SHOWN FOR 

INFORMATION AND BROADER CONTEXTUAL AND ILLUSTRATIVE 

PURPOSES ONLY.

- APPLICATION IS FOR BUILDING ENVELOPE ONLY.

Existing View - 24mm Proposed View - 24mm

Plan (Existing Conditions) Western Elevation (Existing Conditions)

50mm50mm

201-NE 22.10m (2nd floor)

Photo Date - 15th March 2016
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PRIVATE VIEW ASSESSMENT 
50 Murray St - Apartment 201-NE 

Harbourside -  Private View Photomontage  
    and 3D Report

NOTE:

Page: 25
September 2020

One Darling Harbour - 50 Murray St, Pyrmont Apartment:                           RL: 

NOTE: HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THESE IMAGES ARE FOR INFORMATION ONLY.

- THEY HAVE BEEN PREPARED FOR VIEW ANALYSIS PURPOSES ONLY.

- HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THE ICC HOTEL BY OTHERS.

- SIGNIFICANT DEVELOPMENT APPLICATIONS ARE SHOWN FOR 

INFORMATION AND BROADER CONTEXTUAL AND ILLUSTRATIVE 

PURPOSES ONLY.

- APPLICATION IS FOR BUILDING ENVELOPE ONLY.

Existing View - 24mm Proposed View - 24mm

Plan (Existing Conditions) Western Elevation (Existing Conditions)

50mm50mm

201-NE 22.10m (2nd floor)

Photo Date - 15th March 2016
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PRIVATE VIEW ASSESSMENT 
50 Murray St - Apartment 204-NE 

Harbourside -  Private View Photomontage  
    and 3D Report

NOTE:

Page: 37
September 2020

One Darling Harbour - 50 Murray St, Pyrmont Apartment:                           RL: 

NOTE: HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THESE IMAGES ARE FOR INFORMATION ONLY.

- THEY HAVE BEEN PREPARED FOR VIEW ANALYSIS PURPOSES ONLY.

- HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THE ICC HOTEL BY OTHERS.

- SIGNIFICANT DEVELOPMENT APPLICATIONS ARE SHOWN FOR 

INFORMATION AND BROADER CONTEXTUAL AND ILLUSTRATIVE 

PURPOSES ONLY.

- APPLICATION IS FOR BUILDING ENVELOPE ONLY.

204-NE 21.90m (2nd floor)

Existing View - 24mm Proposed View - 24mm

Plan (Existing Conditions) Western Elevation (Existing Conditions)

50mm50mm

Photo Date - 15th March 2016

Harbourside -  Private View Photomontage  
    and 3D Report

NOTE:

Page: 37
September 2020

One Darling Harbour - 50 Murray St, Pyrmont Apartment:                           RL: 

NOTE: HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THESE IMAGES ARE FOR INFORMATION ONLY.

- THEY HAVE BEEN PREPARED FOR VIEW ANALYSIS PURPOSES ONLY.

- HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THE ICC HOTEL BY OTHERS.

- SIGNIFICANT DEVELOPMENT APPLICATIONS ARE SHOWN FOR 

INFORMATION AND BROADER CONTEXTUAL AND ILLUSTRATIVE 

PURPOSES ONLY.

- APPLICATION IS FOR BUILDING ENVELOPE ONLY.

204-NE 21.90m (2nd floor)

Existing View - 24mm Proposed View - 24mm

Plan (Existing Conditions) Western Elevation (Existing Conditions)

50mm50mm

Photo Date - 15th March 2016
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PRIVATE VIEW ASSESSMENT 
50 Murray St - Apartment 404-NE 

Harbourside -  Private View Photomontage  
    and 3D Report

NOTE:

Page: 85
September 2020

One Darling Harbour - 50 Murray St, Pyrmont Apartment:                           RL: 

NOTE: HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THESE IMAGES ARE FOR INFORMATION ONLY.

- THEY HAVE BEEN PREPARED FOR VIEW ANALYSIS PURPOSES ONLY.

- HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THE ICC HOTEL BY OTHERS.

- SIGNIFICANT DEVELOPMENT APPLICATIONS ARE SHOWN FOR 

INFORMATION AND BROADER CONTEXTUAL AND ILLUSTRATIVE 

PURPOSES ONLY.

- APPLICATION IS FOR BUILDING ENVELOPE ONLY.

Existing View - 24mm Proposed View - 24mm

404-NE 27.85m (4th floor)

Plan (Existing Conditions) Western Elevation (Existing Conditions)

50mm50mm

Harbourside -  Private View Photomontage  
    and 3D Report

NOTE:

Page: 85
September 2020

One Darling Harbour - 50 Murray St, Pyrmont Apartment:                           RL: 

NOTE: HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THESE IMAGES ARE FOR INFORMATION ONLY.

- THEY HAVE BEEN PREPARED FOR VIEW ANALYSIS PURPOSES ONLY.

- HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THE ICC HOTEL BY OTHERS.

- SIGNIFICANT DEVELOPMENT APPLICATIONS ARE SHOWN FOR 

INFORMATION AND BROADER CONTEXTUAL AND ILLUSTRATIVE 

PURPOSES ONLY.

- APPLICATION IS FOR BUILDING ENVELOPE ONLY.

Existing View - 24mm Proposed View - 24mm

404-NE 27.85m (4th floor)

Plan (Existing Conditions) Western Elevation (Existing Conditions)

50mm50mm
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PRIVATE VIEW ASSESSMENT 
50 Murray St - Apartment 504-NE 

Harbourside -  Private View Photomontage  
    and 3D Report

NOTE:

Page: 109
September 2020

One Darling Harbour - 50 Murray St, Pyrmont Apartment:                           RL: 

NOTE: HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THESE IMAGES ARE FOR INFORMATION ONLY.

- THEY HAVE BEEN PREPARED FOR VIEW ANALYSIS PURPOSES ONLY.

- HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THE ICC HOTEL BY OTHERS.

- SIGNIFICANT DEVELOPMENT APPLICATIONS ARE SHOWN FOR 

INFORMATION AND BROADER CONTEXTUAL AND ILLUSTRATIVE 

PURPOSES ONLY.

- APPLICATION IS FOR BUILDING ENVELOPE ONLY.

Existing View - 24mm Proposed View - 24mm

Plan (Existing Conditions) Western Elevation (Existing Conditions)

50mm50mm

Photo Date - 15th March 2016

504-NE 30.10m (5th floor)

Harbourside -  Private View Photomontage  
    and 3D Report

NOTE:

Page: 109
September 2020

One Darling Harbour - 50 Murray St, Pyrmont Apartment:                           RL: 

NOTE: HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THESE IMAGES ARE FOR INFORMATION ONLY.

- THEY HAVE BEEN PREPARED FOR VIEW ANALYSIS PURPOSES ONLY.

- HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THE ICC HOTEL BY OTHERS.

- SIGNIFICANT DEVELOPMENT APPLICATIONS ARE SHOWN FOR 

INFORMATION AND BROADER CONTEXTUAL AND ILLUSTRATIVE 

PURPOSES ONLY.

- APPLICATION IS FOR BUILDING ENVELOPE ONLY.

Existing View - 24mm Proposed View - 24mm

Plan (Existing Conditions) Western Elevation (Existing Conditions)

50mm50mm

Photo Date - 15th March 2016

504-NE 30.10m (5th floor)
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PRIVATE VIEW ASSESSMENT 
Podium Envelope Reduction: Significant Improvement to View Sharing

Anchor Point: Line of sight from most 

southern 50 Murray St Apartment
View Importance

/ Significant design changes made in order to be a “good 
neighbour” 

/ Existing development does not support most orderly and 
economic use of the site and is inconsistent with prevailing 
character of buildings that now front Darling Harbour/Cockle 
Bay 

/ Site is of state significance. Proposal aligns with planning 
controls for the site, including PPPS which supports a tower up 
to a height of RL170. 

/ There will be impacts, but to a small number of apartments. All 
reasonable design measures and skill have been utilised in order 
to optimise view impacts. 

/ Private view impacts need to be considered in context of 
broader public benefits that will benefit surrounding 
developments, Pyrmont, Sydney, NSW and Australia. 

/ “the public good has precedence over the private good whenever 
and whatever change is proposed for Sydney Harbour or its 
foreshores”  (Sydney Harbour Catchment REP) 
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Harbourside | Visual and View Impact Analysis | 12 October 2020 

 

Ethos Urban  |  14657  15 
 

 

 

Figure 8 Key Buildings (Private Views)  
Source: Nearmap and Ethos Urban 

 
 

PRIVATE VIEW ASSESSMENT 
ICC Hotel - Pool Deck

Visual Analysis: Private Views 

The Site 

Key Buildings 

Secondary Buildings 

1 - Gate Apartments, 1 Murray St 

2 - Renaissance Apartments, 73 Union St 

3 - Harbour’s Edge Apartments, 1-5 Harwood St 

4 - One Darling Harbour, 50 Murray St  

5 - Ibis Hotel 

6 - Novotel Sydney, Darling Harbour 

7 - The Phoenix, 117-129 Murray St 

8 - Oaks Goldsborough Apartments 

9 - Arena Apartments, 32-34 Bunn St 

10 - ICC Hotel 

11 - Apartments, 16 - 30 Bunn St 

Harbourside -  Private View Photomontage  
    and 3D Report

NOTE:

Page: 402September 2020
- THESE IMAGES ARE FOR INFORMATION ONLY.

- THEY HAVE BEEN PREPARED FOR VIEW ANALYSIS PURPOSES ONLY.

- HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THE ICC HOTEL BY OTHERS.

- SIGNIFICANT DEVELOPMENT APPLICATIONS ARE SHOWN FOR 

INFORMATION AND BROADER CONTEXTUAL AND ILLUSTRATIVE 

PURPOSES ONLY.

- APPLICATION IS FOR BUILDING ENVELOPE ONLY.

Photomontage Loction3D View Location

Sofitel - 12 Darling Drive, Sydney
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PRIVATE VIEW ASSESSMENT 
ICC Hotel - Pool Deck

Harbourside -  Private View Photomontage  
    and 3D Report

NOTE:

Page: 404September 2020

Position͗               ZL͗ 

NOTE: HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

Sofitel - 12 Darling Drive, Sydney

- THESE IMAGES ARE FOR INFORMATION ONLY.

- THEY HAVE BEEN PREPARED FOR VIEW ANALYSIS PURPOSES ONLY.

- HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THE ICC HOTEL BY OTHERS.

- SIGNIFICANT DEVELOPMENT APPLICATIONS ARE SHOWN FOR 

INFORMATION AND BROADER CONTEXTUAL AND ILLUSTRATIVE 

PURPOSES ONLY.

- APPLICATION IS FOR BUILDING ENVELOPE ONLY.

L 4-E 28.80m

50mm50mm

Existing View - 24mm Proposed View - 24mm

Plan (Existing Conditions) Western Elevation (Existing Conditions)

Harbourside -  Private View Photomontage  
    and 3D Report

NOTE:

Page: 404September 2020

Position͗               ZL͗ 

NOTE: HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

Sofitel - 12 Darling Drive, Sydney

- THESE IMAGES ARE FOR INFORMATION ONLY.

- THEY HAVE BEEN PREPARED FOR VIEW ANALYSIS PURPOSES ONLY.

- HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THE ICC HOTEL BY OTHERS.

- SIGNIFICANT DEVELOPMENT APPLICATIONS ARE SHOWN FOR 

INFORMATION AND BROADER CONTEXTUAL AND ILLUSTRATIVE 

PURPOSES ONLY.

- APPLICATION IS FOR BUILDING ENVELOPE ONLY.

L 4-E 28.80m

50mm50mm

Existing View - 24mm Proposed View - 24mm

Plan (Existing Conditions) Western Elevation (Existing Conditions)
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Harbourside | Visual and View Impact Analysis | 12 October 2020 

 

Ethos Urban  |  14657  15 
 

 

 

Figure 8 Key Buildings (Private Views)  
Source: Nearmap and Ethos Urban 

 
 

PRIVATE VIEW ASSESSMENT 
Novotel

Visual Analysis: Private Views 

The Site 

Key Buildings 

Secondary Buildings 
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PRIVATE VIEW ASSESSMENT 
Ibis Hotel

Harbourside -  Private View Photomontage  
    and 3D Report

NOTE:

Page: 350September 2020

Position͗               ZL͗ 

NOTE: HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

Ibis Hotel - 70 Murray St, Pyrmont

- THESE IMAGES ARE FOR INFORMATION ONLY.

- THEY HAVE BEEN PREPARED FOR VIEW ANALYSIS PURPOSES ONLY.

- HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THE ICC HOTEL BY OTHERS.

- SIGNIFICANT DEVELOPMENT APPLICATIONS ARE SHOWN FOR 

INFORMATION AND BROADER CONTEXTUAL AND ILLUSTRATIVE 

PURPOSES ONLY.

- APPLICATION IS FOR BUILDING ENVELOPE ONLY.

36.00mApt 622

Existing View - 24mm Proposed View - 24mm

Plan (Existing Conditions) Western Elevation (Existing Conditions)

50mm50mm

Photo Date - 9th February 2016

Harbourside -  Private View Photomontage  
    and 3D Report

NOTE:

Page: 350September 2020

Position͗               ZL͗ 

NOTE: HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

Ibis Hotel - 70 Murray St, Pyrmont

- THESE IMAGES ARE FOR INFORMATION ONLY.

- THEY HAVE BEEN PREPARED FOR VIEW ANALYSIS PURPOSES ONLY.

- HARBOURSIDE BUILDING FORM IS INDICATIVE ONLY.

- THE ICC HOTEL BY OTHERS.

- SIGNIFICANT DEVELOPMENT APPLICATIONS ARE SHOWN FOR 

INFORMATION AND BROADER CONTEXTUAL AND ILLUSTRATIVE 

PURPOSES ONLY.

- APPLICATION IS FOR BUILDING ENVELOPE ONLY.

36.00mApt 622

Existing View - 24mm Proposed View - 24mm

Plan (Existing Conditions) Western Elevation (Existing Conditions)

50mm50mm

Photo Date - 9th February 2016



94

Harbourside Redevelopment    Developer Briefing to the Independent Planning Commission

PUBLIC VIEW ASSESSMENT 

Visual Analysis: Public Domain Views, View 
Corridors and Vantage Points 

1 - Barangaroo Foreshore  
2 - King Street Wharf 
3 - Market Street 
4 - Cockle Bay Pier  
5 - Pyrmont Bridge Pier  
6 - Cockle Bay East  
7 - Tumbalong Park 
8 - Cockle Bay South  
9 - Cockle Bay West  
10 - Darling Drive South 
11 - Bunn Street  
12 - Darling Drive North 
13 - Pyrmont Bridge West 
14 - Forecourt Area Adjacent to Pyrmont 
15 - Pyrmont Bay Park 
16 - Harbourside promenade looking South  
17 - ICC Promenade looking North 
18 - Harbourside promenade looking North  

5 - Pyrmont Bridge Pier  8 - Cockle Bay South 

7 -Tumbalong Park 17 - ICC Promenade looking North
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SHADOW 
ANALYSIS 
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SHADOW ANALYSIS 

/ Overshadowing impacts to the 
public domain are acceptable 
having regard to the location 
and orientation of the site.  

/ The impacts to the waterfront 
promenade and Woodward 
Fountain are limited to after 1 
pm and are in part offset by the 
significant new and enhanced 
public domain along the 
waterfront and podium roof 

/ Neighbouring residential 
properties will also continue to 
achieve solar access consistent 
with the Apartment Design 
Guide  

3,500m2 of new public accessible 
space with north ASPECT and no 
overshadowing during mid winter

Widened waterfront boulevard 
activated by retail - shadow 
impacts limited and offset by 
new public domain

There is no shadow impact on 
Tumbalong Park and only over the 
freeway for a short period of time. 

EXISTING SHADOWS (INCLUDING EXISTING HARBOURSIDE 
RETAIL) 

PROPOSED ENVELOPE SHADOWS 

INDICATIVE CONCEPT SCHEME SHADOWS 

OVERLAPPING SHADOWS FROM BOTH THE PROPOSED 
ENVELOPE AND THE INDICATIVE CONCEPT SCHEME 

PUBLIC DOMAIN WITH SOLAR ACCESS

JUNE 21 9AM



JUNE 21 3PMJUNE 21 2PMJUNE 21 1PM

JUNE 21 12PMJUNE 21 11AMJUNE 21 10AMJUNE 21 9AM
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SHADOW ANALYSIS 
Foreshore Promenade, Mid Winter

EXISTING SHADOWS (INCLUDING 
EXISTING HARBOURSIDE RETAIL) 

PROPOSED ENVELOPE SHADOWS 

INDICATIVE CONCEPT SCHEME SHADOWS 

OVERLAPPING SHADOWS FROM BOTH 
THE PROPOSED ENVELOPE AND THE 
INDICATIVE CONCEPT SCHEME 

• Mid winter shadow 
impacts to the waterfront 
are limited to after 1pm 
and are considered 
acceptable given overall 
improvement to the public 
domain and overall 
precinct.  

• There is no shadow 
impact on Tumbalong 
Park and only over the 
freeway for a short period 
of time.  
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SEPT 21 3PMSEPT 21 2PMSEPT 21 1PM

SEPT 21 12PMSEPT 21 11AMSEPT 21 10AMSEPT 21 9AM

SHADOW ANALYSIS 
Foreshore Promenade, Equinox

EXISTING SHADOWS (INCLUDING 
EXISTING HARBOURSIDE RETAIL) 

PROPOSED ENVELOPE SHADOWS 

INDICATIVE CONCEPT SCHEME SHADOWS 

OVERLAPPING SHADOWS FROM BOTH 
THE PROPOSED ENVELOPE AND THE 
INDICATIVE CONCEPT SCHEME 

• Shadow impacts to the 
waterfront are limited to 
after 1pm and are 
considered acceptable 
given overall 
improvement to the public 
domain and overall 
precinct.  
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WIND 
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Table 4: Summary of expected wind rating targets versus wind tunnel results. 

 

 

Existing 
Configuration

Proposed 
Envelope

Indicative 
design

Existing 
Configuration

Proposed 
Envelope

Indicative 
design

1 4.8 6.0 5.8 8.5 11.4 10.7
2 6.1 5.6 7.2 12.2 11.1 14.0
3 6.7 6.1 5.2 13.1 12.0 9.6
4 6.1 6.8 5.6 12.1 12.1 10.1
5 6.3 7.0 7.1 12.4 12.6 14.9
6 5.7 7.9 7.5 11.8 15.1 13.2
7 4.2 2.9 3.9 8.9 8.1 8.5
8 5.6 4.6 5.3 10.2 9.2 11.4
9 3.7 2.8 3.3 6.7 5.9 6.3
10 4.6 4.8 5.4 9.2 9.9 10.9
11 5.6 5.0 5.8 9.9 9.7 11.6
12 3.9 4.2 4.7 7.8 8.1 9.2
13 6.3 7.0 6.8 11.9 13.9 12.8
14 6.3 6.6 7.6 12.5 12.1 14.3
15 5.0 5.7 5.3 10.4 10.6 9.8
16 5.7 11.3
17 5.1 9.6
18 2.9 5.5
19 4.2 7.7
20 5.4 10.1
21 5.3 10.3
22 4.9 9.4
23 5.0 9.9
24 6.3 14.0
25 4.7 9.8
26 7.1 13.9
27 9.9 20.2
28 7.7 6.3 15.2 13.8
29 6.4 7.2 16.3 15.1
30 4.5 10.6
31 9.3 17.2
32 4.1 8.1
33 4.2 11.2
34 5.3 12.3
35 4.0 8.0
36 4.1 9.4
37 5.9 15.5
38 8.1 15.0

Ba
lc

on
ie

s

Test Location

Lawson Comfort Criteria, 5% exceedance 
wind speeds (m/s), all hours

Lawson safety rating, 0.022% exceedance wind 
speed (m/s), all hours

G
ro

un
d 

Le
ve

l
Po

di
um

 L
ev

el
s

LEGEND
Comfort Criteria Wind Speed range (m/s) Safety Criteria Wind Speed range (m/s)

Outdoor Dining <2 Pass 0 - 15
Pedestrian Sitting >2 to 4 Able-bodied 15 - 20

Pedestrian Standing >4 to 6 Fail > 20
Pedestrian Walking >6 to 8
Business Walking >8 to10

Uncomfortable >10
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Figure 9: Pedestrian wind speed measurement locations with comfort/distress ratings – Proposed Envelope.  

 
Figure 10: Pedestrian wind speed measurement locations with comfort/distress ratings – Indicative Design, 

Ground level. 

N 

N 

WIND 
Excerpt From CPP’s Wind Report 
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Figure 15: Pedestrian wind speed measurement locations with comfort/distress ratings – Indicative Design 

Balconies. 
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Figure 15: Pedestrian wind speed measurement locations with comfort/distress ratings – Indicative Design 

Balconies. 
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Figure 15: Pedestrian wind speed measurement locations with comfort/distress ratings – Indicative Design 

Balconies. 
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Figure 15: Pedestrian wind speed measurement locations with comfort/distress ratings – Indicative Design 

Balconies. 
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Figure 5: Proposed Harbourside Shopping Centre Development model in the wind tunnel viewed from the 

south-west (configuration 3). 
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Figure 3: Project location and turntable layout (Configuration 3). 

Methodology and Process:
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▪ Wind Tunnel Assessment tested pedestrian level wind environments at 38 locations within and around the development. 
Identifies the most frequent high winds are from north-east, south and west quadrants.  

▪ The Wind Report predicted wind conditions around the site, including the promenade, would remain comparable to existing 
conditions in most locations and from a comfort perspective would be variably suitable for pedestrians sitting, standing and 
walking. 

▪ The Wind Report concluded that any localised negative wind conditions can be suitably mitigated during the detailed design 
stage through the provision of appropriate planting and architectural treatments.  

▪ Overall, the Department considers the proposal is likely to have acceptable wind impacts for pedestrians within and around 
the development.  

 

 

WIND 
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SUSTAINABILITY 
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▪ Mirvac will be the developer and end owner of the development, thus sustainability is a key design consideration 

▪ The sustainability targets have been agreed the Department of Planning and have been reflected in the draft DA conditions as follows; 

- 5 Star Greenstar Design & As Built v1.3 for retail 
- 6 Star Greenstar Design & As Built v1.3 for commercial 
- 5 Star Greenstar Design & As Built v1.3 for residential tower 
- 5.5 Star NABERS Energy for Offices 
- 3.5 Star NABERS Water for Office 
- 20% water reduction per sqm for retail 
- Development is to explore and implement measures to strive to achieve the following: 

- 6 Star Greenstar Design & As Built v1.3 for residential tower 
- 5 Star Greenstar Design & As Built v1.3 for retail 

▪ Extensive benchmarking of comparable projects was completed to determine their sustainability targets. It was evident from this 
benchmarking there are no Sydney examples of 6 star retail or residential projects 

▪ Mirvac has agreed it will investigate through detailed design if it is possible to achieve 6 Star greenstar for the retail and residential 
permitted it is feasible (eg: no area loss or significant cost premium) 

SUSTAINABILITY 
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PARKING & 
SERVICING 
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PARKING 

1

Apartment Type Carparking rate 

For each studio dwelling 0.2 spaces

For each 1-bedroom dwelling 0.4 spaces

For each 2-bedroom dwelling 0.8 spaces

For each 3-bedroom of more dwelling 1.1 spaces 

Visitor car parking 0.167 for each dwelling up to 30 
0.1 for each dwelling more than 30 up to 70 
0.05 spaces for each dwelling more than 70

Non residential use Nil 

▪ These rates are reflective of ‘Category B’ rates in the City of Sydney LEP 2012  

▪ The redevelopment will include the construction of a new basement to accommodate 
residential parking 

▪ The following car-parking rates have been agreed with the Department of Planning 
and have been reflected in the draft DA conditions (conditions A16, A17, 18) 
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▪ Harbourside is a State Significant Site, thus the City of Sydney DCP does 
not strictly apply 

▪ We have developed a bespoke and suitable solution informed by industry 
experts including: 

- ARUP (waste management) 
- Arcadis (traffic) 
- Mirvac Asset Management (MAM) 
- FJMT (architect) 
- Ethos Urban (planner)  

▪ The redevelopment will include two loading docks: 
- 1 x ground floor north 
- 1 x B1 south 

▪ The final servicing design will be subject to a design competition and 
further detailed design  

▪ MAM will be the end operator of Harbourside and have extensive 
experience operating retail and commercial assets of similar scale. A 
loading dock management plan will be developed at a later stage to 
ensure the loading docks are operated most efficiently

SERVICING 
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1.0  Brief Overview / Project vision     David Hogendijk    Mirvac 

2.0  Planning / Assessment Report / Conditions  Alexis Cella  Ethos Urban 

3.0 Project Description / Key Themes   Richard Francis-Jones FJMT 
       Sacha Coles  ASPECT Studios 

Includes: 
• Integration of spaces – connectivity 
• Land use 
• Height, bulk, scale and density 
• Amenity impacts (overshadowing, view loss and wind) 
• Parking 
• Servicing 
• Sustainability  

4.0  Conclusion / Other Issues    David Hogendijk   Mirvac 

act dimensions and materiality of the public domain spaces



109

Harbourside Redevelopment – Developer Briefing to the Independent Planning Commission

▪ The Proposal is the result of 4.5 years of extensive consultation 

▪ Significant amendments have been made to positively respond to the feedback received from 
stakeholders – optimise view sharing,  land uses, public domain 

▪ The redevelopment will improve precinct connectivity 

▪ Mirvac will fund and deliver over 10,000m2 of public domain  

▪ Significant economic benefits – 2,100 construction jobs, 4,400 additional long term jobs, $15bn 
toward Sydney’s economy over 20 years, 10% up-lift in tourism 

 

CONCLUSION


