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Architectural form
–
Existing

 
 
Response

Architectural character

 – The Education Building is a robust sandstone building, 
drawing inspiration from the Florentine Palazzo.

 – Its heavily rusticated base theatrically plays up its 
impregnability.

 – The regular repeating fenestration rhythm 
demonstrate rigour and control.

 – The composition is held by strong corners and drawn 
together by a series of  projecting ornate cornices, and 
local balcony ranges.

Stage 1 DA envelope

 – The Stage 1 DA approved  an increased mass, or roof 
extension.

 – The footprint is  predominantly focussed on the 
southern later period of development.

 – The height is set by the tallest element of the existing 
building.

Materials and detail

 – The new extension will eschew pastiche, and be clearly 
of contemporary provenance.

 – The materials will be lighter and finer, to contrast and 
throw into the relief the robust sandstone form of the 
original.
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FIGURE 5 – LANDS BUILDING LOOKING NORTH WEST 

 
FIGURE 6 – EDUCATION BUILDING LOOKING NORTH 
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The proposed subterranean envelope covering the whole of the site is shown in Figures 10, 11 and 14. 
The depth of the subterranean link is indicative at this stage, and will be defined during the Stage 2 DA 
process. 

FIGURE 12 – EXISTING EDUCATION BUILDING 

 
FIGURE 13 – PROPOSED BUILDING HEIGHT ENVELOPE OF EDUCATION BUILDING 

 
3.4.2 LANDS BUILDING 
The Lands Building has a highly complex roofscape, incorporating towers, domes and other features.  As 
a consequence, it is not proposed to establish a specific building envelope above this particular building. 
Nevertheless, it is proposed to explore opportunities for new building works to enhance the use of the 
roofscape for uses associated with the proposed tourist and visitor accommodation and associated uses, 
including roof top bars, restaurants, urban garden spaces, meeting rooms and high end space.  

Safeguard character
 – In contrast to the internal changes, the external 

sandstone facade is almost completely intact.
 – The proposals seek to reinforce the confident 

simplicity of the external form.
 – The designs will draw on the existing language of 

regular repetitive rhythms, strong horizontals and 
anchoring corners, and thus reinforce the distinctive 
character of the Education Building.

The Education Building exhibits a strong, robust architectural 
language, that draws on the confidence and restraint of the 
Renaissance Palazzo in what is now recognised as a variant of the 
Federation Free Classical style.  Though built in two phases, the 
building was conceived as a single entity but realised with two 
differing construction techniques. 

Located to the north, the first phase of 1912-15 utilised an internal 
steel and reinforced concrete structure augmented with thick 
external walls of Maroubra yellow block sandstone.  The second 
phase of 1929-30 completed the urban block to the south, but with 
a fully load-bearing steel frame, making the sandstone exterior a 
simple cladding. 

Suppressing the visibility of the two building phases, the facade 
compositions are rigorously symmetrical in form and detail, with 
differences visible most clearly in the upper cornice sections where 
additional levels of accommodation and fenestration were added.

Later additions are largely internal and only some rather free 
additions at roof level are visible from the street.

The Education Building employs a restricted palette of restrained 
detail and strong bold characteristics.

1. The corners: Rising the full height of the building, the four 
strongly expressed corners are dominant compositional elements, 
with a varying treatment from wide-angled facets to tight smooth 
curves.  They give form and clarity, and accentuate the vertical 
proportions set up by the windows.

2. The windows and fenestration: The use of recessed punched 
windows set up rhythm and proportion, without recourse to the 
loggias and arcades of the Lands Building. The two construction 
phases are seen in the reduced window reveal depths.

3. The base: The building rises from a richly articulated rusticated 
sandstone base, mediating between the disparate levels of the plot.

4. The cornices and balconies: The imposing form is given unity 
by two high-level horizontal cornices.  Embellishments have been 
kept to these cornice elements and the lower projecting balconies 
disposed around the frontages that help reinforce the symmetry 
of each elevation.

ENTRANCE AND ACCESSCHARACTER ARCHITECTURAL FORM

Pedestrian building entrances are located symmetrically on the 
Bridge Street, Loftus Street and Farrer Place frontages.  Each enters 
into a grand hall with associated staircases.  The initial designs also 
show a planned Young Street entrance, but this was reduced to a 
fire-stair and exit within the second phase and removed altogether 
in the 1996 refurbishment.

Despite their symmetrical location and the elaborate architectural 
detail used in the framing of these entrances, the location or 
hierarchy of these entrances is not immediately apparent on the 
typical oblique approach to the building.

There is no level access into the building as all entrances employ a 
stepped approach.

A service entrance from Loftus Street allowed vehicular entrance 
into the base of the atrium, and is still used for this purpose.
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Response

A closed building

 – The building is currently closed to access from the 
public.

 – The architectural language reinforces the intent.
 – The fifth floor galleries were originally for the public 

but due to space restrictions were later brought under 
the control of the Department.

 – Today they are used for meetings and occasional 
school displays.

Reorientate the building to the city
 – The principal hotel entrance and address will be from 

Farrer Place.
 – The redesigned public realm will be an integral 

component of design, creating a stage and 
encouraging access.

 – This will allow the Education Building to positively 
engage with the life of the city, acting as a new drawing 
room for the life, social and political, of Sydney.

Open to the public – a cultural hub
 – The central garden court will provide a clear visual 

connection with Farrer Place.
 – There will be a sculpture and cultural program, with 

opportunity to link and connect with events in Farrer 
Place and Sydney CBD.

 – The space will be open and accessible to the public.
 – This will be the hub around which all hotel activities 

rotate.

Equitable access
 – The only level access to the building is through the 

vehicular service entrance. 
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The proposed subterranean envelope covering the whole of the site is shown in Figures 10, 11 and 14. 
The depth of the subterranean link is indicative at this stage, and will be defined during the Stage 2 DA 
process. 

FIGURE 12 – EXISTING EDUCATION BUILDING 

 
FIGURE 13 – PROPOSED BUILDING HEIGHT ENVELOPE OF EDUCATION BUILDING 

 
3.4.2 LANDS BUILDING 
The Lands Building has a highly complex roofscape, incorporating towers, domes and other features.  As 
a consequence, it is not proposed to establish a specific building envelope above this particular building. 
Nevertheless, it is proposed to explore opportunities for new building works to enhance the use of the 
roofscape for uses associated with the proposed tourist and visitor accommodation and associated uses, 
including roof top bars, restaurants, urban garden spaces, meeting rooms and high end space.  

The Education Building exhibits a strong, robust architectural 
language, that draws on the confidence and restraint of the 
Renaissance Palazzo in what is now recognised as a variant of the 
Federation Free Classical style.  Though built in two phases, the 
building was conceived as a single entity but realised with two 
differing construction techniques. 

Located to the north, the first phase of 1912-15 utilised an internal 
steel and reinforced concrete structure augmented with thick 
external walls of Maroubra yellow block sandstone.  The second 
phase of 1929-30 completed the urban block to the south, but with 
a fully load-bearing steel frame, making the sandstone exterior a 
simple cladding. 

Suppressing the visibility of the two building phases, the facade 
compositions are rigorously symmetrical in form and detail, with 
differences visible most clearly in the upper cornice sections where 
additional levels of accommodation and fenestration were added.

Later additions are largely internal and only some rather free 
additions at roof level are visible from the street.

The Education Building employs a restricted palette of restrained 
detail and strong bold characteristics.

1. The corners: Rising the full height of the building, the four 
strongly expressed corners are dominant compositional elements, 
with a varying treatment from wide-angled facets to tight smooth 
curves.  They give form and clarity, and accentuate the vertical 
proportions set up by the windows.

2. The windows and fenestration: The use of recessed punched 
windows set up rhythm and proportion, without recourse to the 
loggias and arcades of the Lands Building. The two construction 
phases are seen in the reduced window reveal depths.

3. The base: The building rises from a richly articulated rusticated 
sandstone base, mediating between the disparate levels of the plot.

4. The cornices and balconies: The imposing form is given unity 
by two high-level horizontal cornices.  Embellishments have been 
kept to these cornice elements and the lower projecting balconies 
disposed around the frontages that help reinforce the symmetry 
of each elevation.

ENTRANCE AND ACCESSCHARACTER ARCHITECTURAL FORM

Pedestrian building entrances are located symmetrically on the 
Bridge Street, Loftus Street and Farrer Place frontages.  Each enters 
into a grand hall with associated staircases.  The initial designs also 
show a planned Young Street entrance, but this was reduced to a 
fire-stair and exit within the second phase and removed altogether 
in the 1996 refurbishment.

Despite their symmetrical location and the elaborate architectural 
detail used in the framing of these entrances, the location or 
hierarchy of these entrances is not immediately apparent on the 
typical oblique approach to the building.

There is no level access into the building as all entrances employ a 
stepped approach.

A service entrance from Loftus Street allowed vehicular entrance 
into the base of the atrium, and is still used for this purpose.
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Figure 2 

Typical floor plan showing 

stages of development 

within the building. 

(Source: NSW Department 

of Commerce, Conservation 

Management Plan for the 

Department of Education 

Building, Figure 19, p47 

showing as-built drawings 

produced by Kann Finch 

Group in 2003).   
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for the return, the firm of Ancher Mortlock & Woolley was commissioned in 1994 

to refurbish the interior to meet government office standards generally; and to 

upgrade the building to meet all appropriate statutory and Building Code of 

Australia requirements.  One of the major hurdles in the refurbishment was how a 

unified system of circulation would be provided throughout the building, in which 

the main corridor systems did not meet (as it was built in two stages).  

Ancher Mortlock & Woolley’s solution was to suspend new glazed walkways along 

the internal walls of the light-well on Levels 3 to 7 and to provide a glazed lobby on 

part of Level 2, leaving most of the light-well space open.  As part of the design, 

most of the original window openings and frames were retained; however some 

were removed to provide access to the new walkways. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1 

“Fourth and Fifth Floor Plan, 

Departments of Agriculture and 

Education, 1963”.  This plan 

shows the differences between 

the two phases of construction 

in 1915 and 1930. 

Source: Department of 

Commerce Records Branch PB 

18/29. 

 

 

 

1915 

1930 

1915 

1930 

Original
 – The Education Building was constructed in two phases 

utilising two different construction techniques:
1. Phase 1 (1915), the northern Bridge Street block, in 

load-bearing sandstone; and ,
2. Phase 2 (1930), the southern Bent Street block, with a 

steel frame clad in thinner sandstone.
 – The original conceptual layout had a legible racetrack 

configuration engaging the court on the east and west, 
double-sided on the north and south.

Evolution

 – The plan, as built, lacks the clarity the external 
expression conveys.

 – The garden court became a parallelogram service 
yard, and the corridor internalised.

 – Later additions to increase office space have 
confused the original intent further.

 – In all these iterations, the court became an ancillary 
space driven by the prosaic needs of the office.

Transform the central court
 – In the manner of the Florentine Palazzo, the external 

form leads one to expect a special private court.
 – This is an opportunity to honour the original 

architectural intent and install a rectangular garden 
court.

 – This will retain and reinforce the external character 
and internally frame a view of the sky.

 – The court will provide a visual and physical connection 
from Farrer Place into the building’s heart.

 – The proposals will arrange the internal spaces around 
this new heart.

Express the historic development
 – The two phases had different construction techniques 

and housed two different departments: the first phase 
was for the Department of Education, the second for 
the Department of Agriculture.

 – The proposals seek to express and improve the 
legibility of differing construction phases and 
materials.

 – The proposals take the fabric back to the original 
courtyard alignments before adding a new 
transformational garden.

 – The new garden will give sense to the external form 
and open the building up to the public.

This page:
Below left: Original architectural concept
Below middle: Education Building plan as originally built
Below right: Current arrangement extracted from 
the CMP, showing the varying phases of the building 
construction

Facing page:
Left: Existing view of internal courtyard
Top right: Construction photograph of second phase, 
steel frame with sandstone cladding
Bottom right: Construction photograph of first phase, 
load-bearing sandstone
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The fifth facade

 – This is an opportunity to reimagine the roof – the ‘fifth 
facade’ – and give it the importance it now demands.

 – The design of this has been developed in the context 
of the approved Stage 1 DA envelope.

 – The relationship, both deferential and in active 
engagement, to the Lands Building roof has been part 
of the design development.

A forgotten space

 – In contrast to the picturesque roofscape of the Lands 
Building, this building presents a robust, clean volume 
topped by a series of strong cornices. 

 – Over the years this roof plane has been overlooked 
and allowed to develop on an ad hoc, functional 
manner with limited aesthetic focus.

 – Today the roof level lacks coherence when viewed 
from above.

Use

 – The use is entirely functional: plant, a former 
caretaker’s house, lift motor rooms and skylights.

 – The lanterns, which provide daylight to the gallery 
below, are of interest primarily for their impact on the 
rooms below. 

 – The lantern elements are nearing the end of 
their current cladding life, and will shortly need 
comprehensive refurbishment and renewal.

Dialogue with the city
 – The new roof extension will be visible from the street 

and will act as a physical statement of the new hotel.
 – It will also allow a wider engagement with the city, 

increase legibility and bring activity back to this part of 
Sydney.

THE SANDSTONE BUILDINGS
FINAL SUBMISSION 7575
THE SANDSTONE BUILDINGS
FINAL SUBMISSION

Central Sydney’s shifting urban grids, oblique viewing angles and 
rolling topography contrive to frame unexpected views of the 
Education Building.

The steep fall to the harbour and the alignment of Bridge Street 
means that the significant recent roof extensions are visible only in 
extremely limited viewing positions.  In these views, one is aware 
only of the original first phase. 

The building occupies a privileged raised position on Farrer Place, 
terminating the view from approaching southern streets.  Thus 
the robust architectural form and expression allows the Education 
Building to retain a strong presence despite being surrounded by 
the taller structures of the new CBD. 

INTERNAL ARRANGEMENT VIEWS AND VISIBILITY

There have been a number of rooftop structures, both original and 
part of subsequent renovations.  Within the first phase, the set-back 
two-storey caretaker’s accommodation strikes a very functional and 
somewhat discordant addition to the very rigid formal composition 
of the street frontages.  To the perimeter a series of lanterns serve 
the galleries below.  This top level also once served as an outdoor 
space for employees and visitors. As part of the second phase, an 
entire level was inserted above the original cornice line, but with 
an absence of decoration.

These predominantly plant and lift structures have been replaced 
and extended over time, to upgrade and alter the space to meet 
changing requirements and occupancy patterns.  The resultant 
roofscape has become an unordered collection of structures 
distributed across the roof.  Although generally set back, individual 
elements are visible in certain longer approach views, such as 
the lift motor-rooms seen from Bridge Street.  This accidental 
arrangement stands in contrast to the picturesque roofscape of the 
neighbouring Lands Building.

ROOFSCAPE

In the first phase, office spaces were laid out around the external 
perimeter, with a continuous corridor that would form a circuit to 
connect all stairs, lifts and toilets.  This corridor provided access 
into the larger office areas, which were free to be sub-divided as 
required—an early example of the open-plan office. The principal 
areas that retain their original form and detail are the upper level 
galleries, the principal staircases and vestibules and the ministerial 
suite.

The second phase dispensed with this system in favour of a narrower 
spine that ran through the centre of the block, dividing the space 
into smaller partitioned offices or through open plan areas.

A 1970’s service upgrade added new lift shafts into the atrium and 
began the addition of new roof structures.  The 1996 refurbishment 
increased the floor space by adding external galleries to the north 
and east of the atrium in the form of steel and glass structures.  
These galleries reinstated the original concept of a corridor 
accessing open plan areas, by reducing the atrium size.

       

Extract: Education CMP Final Version

The roofscape
–
Existing

 
 
Response
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The Education Building
–
Subterranean link

 – The approved Stage 1 DA envisaged substantial areas 
of subterranean accommodation across the site and 
below Loftus Street and Farrer Place.

 – The Stage 2 design proposes the following:

1. Providing a subterranean service-linking tunnel 
between the two buildings

 – The tunnel’s role provides a link for servicing of the 
two buildings.

 – The link will be located below street archaeology and 
utilities.

 – This will allow the majority of deliveries to be located 
within the Education Building, where there is an 
existing vehicle entrance and loading bay, thereby 
movng vehicle movements off-street.

 – If the Lands Building were serviced independently, 
all vehicle movements would need to be on street, 
causing conflicts with other road users.

Colonial Secretary’s residence with completed Lands Building c. 1900

1824 Map overlay – Education Building 
Colonial  Secretary’s House and outbuildings

1880 (Doves)

1854 (Woolcott & Clarke)

1807 (Mehan)

The site has been used for State administration from the 
earliest days of the colonial establishment. Due to the 
fall of the land to the south, the two lowest levels of the  
Education Building both have street level access.
1. To the north, the lowest level has a Bridge Street 

entrance.
2. To the south, the ground level enjoys a Farrer Place 

entry.
 – There are technically no basements, though due to the 

rise of the land the Bridge Street level is cut into the 
rock to the south.

 – This deeper zone equates to the second phase of 
construction.

 – Due to the disturbance this would have caused, this 
has the least archaeological risk.

 – For a detailed report, please refer to the separate 
Archaeology Report.

2. Minimisiation of excavation below the Lands 
Building

 – Excavation will be limited to a local goods lift and 
escape stairs.

 – These are to be located in the southern part of the 
building, where the archaeological risk is minimised.

 – With vehicle servicing consolidated within the 
Education Building, the existing Lands service bay 
can be removed and the carriage route re-opened for 
public use and enjoyment.

3. Consolidation of excavation and provision of back-
of-house and plant below the southern section of 
the Education Building

 – The consolidation will provide efficiencies in energy 
use and carbon footprint.

 – To avoid disturbing the historic fabric of either 
building, plant will be located within the basement and 
at high level within the roof extension.
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The Education Building
–
Below ground

Second basement level

 – Second and third basement levels will be given over to:
1. Housekeeping, staff welfare and hotel support 

functions, which will be concentrated on level 3, with 
staff dining and lounge on basement level 2

2. Plant, which will be located on basement level 2 to 
minimise runs of risers and ducts.

3. The floors are to be served by four goods lifts.

Concept
 – The new ballroom will be located below the central 

courtyard, with the opportunity to allow light to filter in.
 – It will be accessed by means of grand staircases from 

lobby and street.
 – The ballroom will be one of the hotel’s and city’s 

signature spaces.
 – Sized to house up to 350 guests, it will provide a 

distinct change in scale and thus be complementary to 
other CBD facilities.
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Precedent:
Gran Hotel, Mexico DF, 1908
A Tiffany-designed glass ceiling covers the central 
hall of the hotel, suffusing the space with dappled light 
during day and glowing soffits by night.

Precedent:
Ritz Carlton, Singapore
Designed by Kevin Roche Architect for Pontiac
The grand stair and hall leading to the ballroom and 
function areas deliberately draw on the European 
concept of the grand hotel.

Precedent:
National Gallery of Victoria, 1968
Designed by Australian artist Leonard French
The ceiling is made of cast glass components held 
within a metal framework.

First basement level

 – A ballroom will be located at the first basement level, 
with a double height pre-function space.

 – A pair of lifts, part of the main hotel group, will continue 
down to serve this level.

 – The main hotel kitchens and ballroom storage are 
to be located to the south, with direct access to the 
goods lift. 
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Bridge Street level
–
Existing
Support office
Service, loading and parking
Plant and back-of-house

Proposals
 – The Bridge Street entrance will act as the public and 

business entrance to the meeting and function areas, 
which are to be formed over three levels from the 
lower basement ballroom to the Farrer Place level.

 – This and the Loftus Street entrance will lead to stairs 
that will take one directly to the lobby at Farrer Place, 
forming part of a pedestrian thread through the 
Education Building, rising to connect with the central 
garden, restaurants and new external public realm.

 – The Loftus Street entrance can also function as a 
ballroom entry, and provide an alternative drop-off.

 – The remainder of the floor is to be retained for vehicle 
servicing, staff cycle parking and back-of-house.

 – To the south-west corner, where the existing openings 
in the rusticated base drop to the meet the street, a 
new bar is proposed to maximise the opportunity for 
street-level activation within the existing fabric.

 – This is a prominent corner, located on junction of 
Loftus and Bent Street and currently used as a store 
room.

 – The existing windows will be altered to act as doors 
opening inward, and the existing metal grates will be 
operable.

 – The proposed bar will support the creation, activation 
and placemaking of the precinct.

 – The covered Loftus Street service forecourt can be 
closed off in the evenings as a shared and pedestrian 
friendly space, linking hotel and bar.

 

Proposed
Meeting and function rooms
Food and beverage
Service and loading
Staff cycle parking
Plant and back-of-house

1

2

3 4

5

Existing arrangement

 – The Bridge Street level has five building entrances:
1. The Bridge Street entrance, leading to a heritage lobby 

and two-flight stair;
2. The Loftus Street entrance, leading directly into a stair 

to the fifth floor;
3. The Loftus Street vehicle arch;
4. A pair of low (1,90m high) doors in the centre of the 

Young Street elevation; and
5. A single door on Young Street near the junction with 

Bridge Street, which is above the local room height 
and has an adjoining staircase.

 – The Bridge Street and Loftus Street lobby and stairs 
are the heritage spaces of note.

 – There is a range of offices and meeting spaces to the 
north and western return, but the majority of the floor 
is taken up with storage, parking, back-of-house and a 
large service dock at the base of the central lightwell.

 – The only equitable access is through the service 
vehicle entrance.




