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INTRODUCTION

In identifying at a suitable corridor alignment, Why expand the Four Points Sheraton?
a series of options were investigated and

assessed on the basis of technical requirements,

operational issues and public domain impacts.

The Four Points by Sheraton Hotel was acquired by M & L Office Investments e The location is ideal from the viewpoint of a tourist, conference delegate or local event

on 23rd December 2009 as a long term investment. In order to maintain attendee, with harbour views, CBD location and easy access to Darling Harbour and the SCEC.
competitiveness, the new owners have begun a process of upgrading the e The NSW Government is proposing significant investment in Darling Harbour South to
premises initially through an upgrade to external finishes and replanning of the increase the activity within the precinct. The expansion of the SCEC, redevelopment of

front of house and reception areas. the SEC and improved access to the area and planned to result in increase visitation to the

M & L Office Investments are committed to the support the Darling Harbour precinct, with the expanded Four Points Sheraton well placed to accommodate the additional
precinct as a MICE destination within Sydney. visitors.

e The planned $400 to $550 million redevelopment of the SCEC is likely to significantly increase
the level of convention delegates in the precinct. With a high proportion of delegates likely to
be of international, or interstate origin, demand for accommodation close to the SCEC is likely
to increase significantly. A key factor in ensuring that the planned additional conventions are
attracted to Sydney is the provision of adequate high quality accommodation. Organisers of

M & L Office Investments are committed to the support the Darling Harbour
precinct as a MICE destination within Sydney. The refurbishment and expansion
of the hotel will complement the existing and future planned upgrade of the
Sydney Convention and Exhibition Centres.

The approach is to minimise impacts both on the existing hotel and the large conferences, in particular, are likely to view the provision of a 1,000 room Four Points
surrounding precinct while adding much needed rooms and new ballrooms, Sheraton proximate to the SCEC as a major advantage as the majority of the delegates can be
prefunction areas and restaurants. accommodated in one location.

e The Sydney (tourism region) four to five star accommodation market has operated at an
average occupancy level of around 80% for the last four years (with the exception of 76%
in 2008/09 during the GFC). The average occupancy level in the Sydney four to five star
market has increased to 83% in 2009/10. The Four Points Sheraton operating at around 85%
occupancy in 2010. At these occupancy levels any new convention business attracted to
Sydney will have difficulty finding accommodation. Even the addition of the proposed 330
rooms at Four Points Sheraton is unlikely to absorb the current turnaway demand, with the
proposed additional demand due to new SCEC facilities likely to require additional hotels.

The plan aims to directly improve access to and activation of Darling Harbour.

e While the demand for five star Sydney hotels has grown strongly (10% from 2008/09 to
2009/10) and occupancy levels have increased, the supply of five star hotels has remained
largely unchanged for the last five years. Sydney (tourism region) provided 7500 five star hotel
rooms in 2005, with 7952 rooms provided in June 2010. The development of hotel in Sydney,
and other areas of Australia, has stagnated due to the difficulty in creating financial viable hotel
products. High land prices, high construction costs and increases in hotel operating costs,
coupled with limited real increases in room rates, has resulted in reduced financial viability for
new hotel projects. The expansion of the Four Points Sheraton will have significantly improved
the ability to construct revenue generating rooms and venues while using the back-of-house
facilities of the existing hotel and efficient operations in conjunction with the existing hotel.

e The Four Points Sheraton represents a short term solution to the requirements for quality
accommodation in Sydney and particularly the Darling Harbour area, as the project can be
developed in a short time frame. Standard hotel projects, which have to proceed through
the full approval process, are likely to require more than 5 years from planning to operations.
Accordingly, the Four Points Sheraton expansion could be developed in the short term, with a
further planned hotel in the precinct likely to be operational at a later date. With the strength
of demand for Sydney high quality accommodation, it is likely that sufficient demand will exist
for both hotels.




- XPANSION OPPORTUNITY

The existing Hotel structure only occupies some 60% of the lease
site. There are large areas over the Western Distributor and above
the Slip Road zone just west of the Corn Exchange Building that while
they are within the site boundary, have not been developed.

The opportunity to expand to the west and the south will allow the expansion of meeting
areas and the potential for expansion of rooms to bring the total to around 1,000 rooms.

The key elements are:

e Banqueting and function spaces with views over Darling Harbour. These lightweight
elements will be stepped to maintain clearances on the north bound Western
Distributor ramp below.

e New pre-function space that relates to the upgraded north entry off Sussex Street

e Replanning of first floor rooms to accommodate gyms, overflow meeting rooms and
spa facilities.

e Expanded restaurant at the around the existing restaurant and kitchen.

e New rooms in a 20-25 storey extension over Slip Street. The main structural
component is kept clear of the Western Distributor.

The existing stair and pedestrian link is underutilised and has been superceded by the
new fully disabled accessible links to the noerth and south of the site. A review of access
needs and opportunities will be undertaken with SHFA to identify the most appropriate
access points.

The Corn Exchange is currently leased to a software development company. In the long
term, it may be converted to Food and Beverage that will help with the activation of
Sussex Street. Development will be held off the building to ensure a suitable curtledge to

this important heritage building.

Built Form

The low rise banqueting elements will sit on the blank western face of the low floors on
the hotel. They step up from the expressway ramps towards the higher hotel elements.

The new 20-25 storey tower in the south-east of the site adjacent to the Corn Exchange
Building can be seen as an extension of the existing stepped form of the hotel. The 20-25
storey height provides an appropriate transition in scale up to the towers on Darling Park.

Key Issues

Development over existing roads (particularly the Western Distributor) presents a number
of challenges: The concept however seeks to minimise impacts on key elements in the
precinct:

e Construction of the original building involved the closure of the Western Distributor
at nights while the lower level deck was built. The extension locates the low rise,
lightweight elements in this zone to minimise structure and disruption during
construction.

e The tower element will be over Slip Street on vacant land in the south of the site.
Vehicular access must be maintained.

e Ventilation of the existing service road needs to be maintained

e Development is largely clear of the historic Dundee Arms and Corn Exchange
buildings

e Only views from commercial buildings are impacted by the new tower

e The scale of development is consistent with or lower than the scale of adjoining
development

e The low rise elements towards Darling Harbour are low scaled and will be activated by
windows and terraces

e The servicing and operation of the existing hotel will be maintained and enhanced.

e Parking for guests is not currently provided on site and nearby parking stations will
continue to be used.
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Existing Hotel

The existing hotel was opened in 1986 as
the Nikko Hotel on a site that extends over
Slip Road and is partly over the Western
Distributor. The hotel currently consists of:

e 630 Rooms
e 4 Star property

e Enjoys a very high occupancy - 85% on
weekends

e Has limited meeting space. No
ballroom or banqueting facilities.

e A series of restaurants and retail in
heritage buildings along Sussex Street

e The heritage Corn Exchange building

The sandstone warehouses in the north of
the site are integrated into the lobby space
over two levels. The Corn Exchange and
the Dundee Arms Hotel are standalone
elements in the Sussex Street frontage.

There is currently a little used pedestrian
link to Darling Harbour through the site
however it is hard to find and not direct or
convenient.

Opportunities exist to better integrate
with Darling Harbour through an improved
address at Sussex Street and better
access.

Site Ownership

The Four Points at Sheraton Hotel is
situated on a site within the boundary of
lands controlled by the Sydney Harbour
Foreshore Authority.

The land is subject to a 99 year lease to
May 2087

The existing hotel was completed in
1990 and first as a Nikko Hotel and more
recently as a Four Points at Sheraton

has served Sydney’s 4 Star and business
travellers for nearly 20 Years.

The hotel does not fill the full site and a
parcel to the west of the heritage Corn
Exchange building is not developed. The
hotel is in part built over the Western
Distributor

The site was purchased by M+L Office
Investments in December 2009.

With the change in ownership of the
property has come a new perspective
on the operations and the identification a
number of opportunities:

e New Pre function and Banqueting
space. The 2,000m? space will
complement the Sydney meeting
market.

e The addition of some 330 new rooms

e Expanded Food and Beverage to
serve both the new rooms and new
opportunities

e Activation of Sussex Street frontage to
better integrate the hotel in to the city
context

CO<{ -5
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DAY ST LEVEL

LEGEND

1. Existing Loading Dock
2. Existing Lower Foyer
3. Existing Bus Drop

4. New Goods Lift
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LEGEND
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EAST WEST
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LEGEND

1. New Open Deck
2. New Pre-function Area
3. Existing Hotel

4. Existing Porte Cochere

FOUR X POINTS

BY SHERATON

PROPOSED TOWER INFRONT

HEEE S - .

1

-1

|

+

|m o s

.
.

s I O 9 == = PR R Y O

[~ — - —

KING ST
'FLYOVER | 4.

SUSSEX ST

ROOF
SRL _ 65.525

ROOF

SRL _ 63.10

ROOF (NEW)
SRL 84.300

PLANT LEVEL
SRL 81.500

LEVEL 22
SRL _ 78.700

LEVEL 21
SRL _ 75.900

LEVEL 20
SRL _ 73.100

LEVEL 19
SRL _70.300

LEVEL 18
SRL _ 67.500

LEVEL 17
SRL  64.700

LEVEL 16

SRL  61.900
ROOF (EXISTING)
LEVEL 15
SRL—59.100
LEVEL 14

SRL  56.300

LEVEL 13
SRL _ 53.500

LEVEL 12
SRL__50.700

LEVEL 11
SRL _47.900

LEVEL 10
SRL _ 45.100

LEVEL 9
SRL _ 39.500

LEVEL 8
SRL _39.500

LEVEL 7
SRL _ 36.700

LEVEL 6
SRL _ 33.900

LEVEL 5
SRL _ 31.100

LEVEL 4
SRL _ 28.300

LEVEL 3
SRL  25.500

LEVEL 2
SRL _ 22.700

LEVEL 1
SRL  19.900

MEZZANINE
SRL _15.100

SRL  11.550
GROUND
SRL _ 10.100

\*_ﬁ_i

DAY ST

EXISTING ENCLOSED EXISTING OUTDOOR 1 mm 1 omm 1 BOUNDARY LINE 0

5 10

NEW ENCLOSED NEW OUTDOOR ‘

[—

15 20 25

T

50m




e —
===
e —— g
—
——
===
=== W ' =
h —_ == R — e -
= E== M ——— _....-
— =] = e — ==
= a =--.H' '-1 =
—— - i uat eT——— ———
——1 e s o by L TR
= |BEun B - = .
A Eu‘g: = — : E, _-__
g | . :“ * -_
- . - . - ) -
‘. ) -.__ s .t'l
= = P : —

Pl

1'1-----_-';:!
(Y D ——

i

§ —
h

i

T
LY

L)

.

-

|
e

' Bl 8 I" w’l_-'-

gl

i S Il T 82

==

.

ML e

12

T
L

| -

- | 1
B R

B

T s

o
. ' | i
'



=
[}

#
-
e

-
—_—
fe—
—
—
—
—_—
—
—_—
—
_
—_—
—_—
_—
—

—

I

—
“ — Ty
e ]
— —
— Ty,
— T,
a1l =
: : .
R oo} =
- .- - -] -
EEI: 351 = =
Eh--w E!j
- - — .
k =) pmp
=z,
= _ et =
|5 1

=

:1_---I--:___ '
'q"l--I-i--h ) —
x0T
- *:-

* .

=
A .
B Pl

w M oo e g
g T R -y
] - -
g T -y
-

-

PERRERRERRRRRRRLLETIR

T
T

il

EEEEEEEEEEEN
.I"III-IIII‘

- - -

i

—_—
iaEEsEESE W "
T IS ERERE

e —
Y T 4SS Gholon o

o i T I

A Meigl o z
A gat 1_‘ ____.___L-___; __,_' o
s e A i i i i



§Y e .\b:___i.

..ﬁqm”.u..hmm!.::. s
§




§Y e .\b:___i.

..ﬁqm”.u..hmm!.::. s
§




1

I

=1
Il“
¥

i

hh":’-;-'l 1 1'1‘. g

"y
B

L

TR

T TT LI T L L

EEEEEEEEEE
FAREEEEEAEN
EERSEREEnE =
L ER LR R R RBER
‘" A FE EERERERER R

|

o)
=

|
I

-'L"' - 1--1.,*"'_["! ‘ -

16



 ARARRARRARRARRRRA AL

_ﬁ iy * _ ﬂ __
‘_______:_r_
T

EEEEEENENERE
7 EEEEEEEEENEEN
11351118881
115518888 ¢81
gEEEEEEEnnnnl
) e EEEEEEEEN
A EEEENENENEEER]
Y snunnnEnennpe™

EEEEEEEEENEENER
EEEREENENERNENR)
..-.-———--
.III_--.
. 10099491 4- "
} .!”._._w
— B

REEN
”..nﬂulll-l-
B e . BN
AR EEERE RS
‘EEEEEREEES _
EL. EEEEEREREED

EEEEEDNE®SER “
EEEEDREND
EEERDEENDR

_*r
E—— v
--
e

G AR0ARIDN

I
__ 1 I

17

COX



./”:_/f./;_rzraz_._
"

..............

. .ﬂF

amﬁ.wﬁidﬂﬁwmh_ |
RO
| A
| L

f----- Esnl |

B « Wy g B = T

" - 11 o

i FEEL i |

. e ERE R R
-

- GEEEEEEEEEEEEN
! EEENEEEENEEEEN
EEEENEEENENEER
EEEEEEEEEERNEN|
------s-

Alha

(e

Tl
TR

¥
-, g

-

Sl

2
=
]
=i
=i
L]
L
=
B
i
kil
oE
=3

:‘3-55

.-II.IIEIIII
FEEENEEEEEEEERN
EEEEEEENEEEENERN

A

o CEREEEEEE i
s BERNEEEEEEEEE _
Ml T TEREEEEE

== =i FEREEEEER
,..«wﬂmwmywwrmv_ &

5 DEEEEEEEE

:uHHHMqu

ﬂu--—;ﬂuﬂ_ EEEEE .
EEEEE N
O EE N
g EEEEE.
HEEEREE

EEEREE
BEEENED
B RENDENNR
EEERERERNR
I EEERNERENE
¢ B EEEEREDN
ERERENE

TE Ui
I _ﬁ_%__

H o —

INUK' DlREf'T

--_-num-rIH!'!F“'

REE..-:
I % _ :

18



|
W

: LLLLEE

e W e T T e T B TR
O T

e e, T

T
|| VIR

n“’ Aanaabsaandas
TN

M ‘BB ERRBBEBE
wBee B B o N T n I 5 = T
iR B B

- " i » 1 - =} -l k . &
] & R REEEER

EEENEENENEENN]
ENEEEEEEEEER}
EEEEEEEEEEENIEE
EEEEREEENENN)
| SEEENEEEENENLY
i pEEEEEENEEE N
S spEEEEEEREEE]
 EEEEEEEEEREN)
EERERERERERERE

vampn
21N

i FEEEEEEEEEENENS

. "EEEEEEEE

ﬂm EEAE Fﬂnﬂuﬁ:-sﬂuw..m._w

ul llll H Hﬂmaw.ﬁ.w.wuwnmr

R
A

Ty

LD

" L
7 mangs* FEELEETE

T e

L\ A

—

T4 7 e

HEREER
EEENESEBS
*'..-.-._
| BN RN
EERENE

e ENRRN
et e S
=

.u_-h|l¢ll_'ll'.‘r'|l![i

G s DIRECT

—i-l---h!—l—------
L 0
L0

E s e EEEERNEER
=

19

COX



™
-
=7

--“‘.“ =

ey
=

=L

= TIL
—!!!'!”
w111
=T LLLLL
=151 LLLLLLL
!:!;!l!!!!””

T T LU
rj_ : g

}rﬁ;v-;lt,_
< |

¥

(L1 T

=




¥,
-
-

AEmmEmmmmmmw
A S S

T_—-

\ s
N\ B
1\ ;

-l!!F”
» llllll!l”'” L]
..' .".'inpll!'”l i /l #

e

ekl
< |

=
\-
®

u
e
S —
- -

CO<{ 21



N8 RN

RARNRRE

NIRRT T YT (T

5 VAW RERAN

TAL T T

22



ERNRLARLLS

AR

]

AR RV VETERE=ER |

VLAY T RS

23

COX



u\ un\un\u\u\n\n\u\a\eie
u\ u\u\u\u\n\alaie\ay

e . Y

annnuanaasnee e
LT YR YR NS ONRONRONNONNONS N\ N

" TR M TR YA ™M TR T WA wa w
Jt
| |
wu
|
w

f
f
f
f
r
r
f
r
r
r
£

—
"
Ji TR TR T WA wm W wm

I

= J,-r'f
I

p
— \_a i

.-

Barling Harb ourE

i

' King Street exit \Westem Distributor

24




Darling Harbour

4 Points Hotel Proposed

ing Street exit

Western Distributor

COX

25






