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4.0 Design Evolution

Design Review Process

This section outlines the design history of the proposed Concept Envelope. In providing a concise 

summary of some of the information that has been previously outlined in the Environmental Impact 

Statements (EISs) to date, this section aims to illustrate the extensive and considered design review 

that has informed the Concept Envelope as now proposed.

2014 - 2016

In 2014 the proponents began to consider redevelopment options for the site. These options included 

a number of built-form outcomes, all of which aimed to provide a world-class public benefit through 

the delivery of a significant open space on the Site. The options considered at that time included:

 —a single high-rise tower at the north end of a 3-4 storey podium.

 —a single high-rise tower at the centre of a 3-4 storey podium.

 —a single high-rise tower at the end of a 3-4 storey podium.

 —two mid-rise buildings on a 3 storey podium.

 —a single high-rise tower at the north end of a 3-4 storey podium with a second mid – high rise 

building located at the south end of the podium.

Some of these contemplated building outcomes were illustrated within the 2016 Design Report and 

are reproduced below as Figure 4.

The feasibility, and perceived acceptability of these options was considered during this period and 

the options narrowed to a single scheme which informed the request for Secretary’s Environmental 

Assessment Requirements (SEARs) in May 2016. The development that was progressed at this 

time included a single tower form, instead of a low or medium rise building, in order to limit any visual 

and view-loss impacts and allow for maximum pedestrian and visual permeability between the city 

and the waterfront and allow a greater consolidated open space offering at the lower levels of the 

site.

Benefits of Tower Form North
 — Setback from site boundaries, creates open space around 

form that provides light and air to the pedestrian levels
 — More available open space with solar access - public 

benefit
 — Slender / landmark tower
 — Scale of podium to the waterfront minimised
 — Overshadowing of the foreshore limited to local area
 — View Sharing amongst adjacent developments improved
 — Tower at the widest section of the site, and inboard of the 

existing sea wall

Podium Wall Podium Split Podium Unequal

Tower Form NorthTower Form Mid NorthTower Form Mid
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Fig. 4. Initially contemplated design outcomes
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2016 Proposed Development

The development that was proposed in December 2016 sought consent for the 

following:

 — Demolition of existing site improvements, including the existing Cockle Bay Wharf, 

pedestrian bridge links across the Western Distributor, and obsolete monorail 

infrastructure;

 — Building envelopes;

 — Land uses across the Site;

 — A maximum total GFA across the Cockle Bay Wharf of 85,000m2 for commercial 

development and 25,000m2 for retail (including food and beverage) development;

 — Car parking rates to be utilised in subsequent detailed (Stage 2) Development 

Applications); and

 — Built Form, Urban Design and Public Realm Guidelines to guide future development 

and the public domain.

The development proposed at that time included a tower form that was located 

according to a number of core principles. Amongst these was a consideration of 

residential views from the neighbouring ‘Astoria’ residential building. This principle 

resulted in a tower location that was focused in the north of the site, adjacent to 

Pyrmont Bridge.

A significant area of publicly accessible open space was to be provided to the south and 

east of the proposed tower that would directly connect Cockle Bay, Tumbalong Park, and 

the new ICC precinct with the Sydney CBD at Market Street.

This development was documented within an Environmental Impact Statement (EIS) that 

was publicly exhibited from 15 December 2016 to 14 February 2017. The submissions 

received during this exhibition informed modifications to the proposed Concept Envelope. 

An indication of the development that was envisaged at this time is illustrated below in 

Figure 5.

For further information in relation to the Concept Envelope as proposed at this time 

please refer to the EIS that was exhibited from December 2016 to February 2017.

Fig. 5. 2016 Envisaged Development (indicative circular tower form)
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2017 Proposed Development

Submissions made during the public exhibition of the 2016 EIS included the following key items of 

feedback;

 —bulk and scale, human scale 

 —overshadowing

 —24 hour access, pedestrian linkages and clarity of public space

 —wind

 —amenity of the proposed new public park and public benefit

 —relationship with the Western Distributor

 —scale relationship to Pyrmont bridge and heritage impacts

 —podium setback

 —private and public view impacts

Following this, the proponent convened a highly experienced design committee. The committee 

held a number of charrette workshops to help stress-test the Concept Envelope, consider public 

and agency submissions received during the first public exhibition period and shape an amended 

development. The design committee comprised representatives from each of the co-owners along 

with experts from:

 —Architecture and Urban Design –FJMT

 —Urban Design – Tony Caro Architecture

 —Public Domain – Aspect Studio

 —Pedestrian Modelling – SpaceSyntax

 —Public Art and Cultural Contribution – FutureCity

 —Technology Integration – ARUP digital

 —Planning – Ethos Urban

Six separate design committee meetings were held in April and May 2017. At these meetings the 

design committee tested, refined, and revised the design of the Concept Envelope to address the 

opportunities and constraints of the Site, and respond to public and agency submissions. 
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The amended Concept Development proposed a reduced quantity of commercial and retail 

GFA (reduced by 10,000m2 and 9,000m2 respectively) and a reduced height and bulk. The 

amended Concept Envelope also relocated the tower form within the site from the north 

to the centre, thus consolidating the majority of the publicly accessible open space in a 

location that allowed for improved solar access to the public domain and appreciation 

of the site’s significant heritage assets. In relocating the proposed tower element within 

the site to prioritise the amenity of the future publicly accessible open space, additional 

impacts on the views currently experienced from private properties adjacent to the site 

were introduced (and assessed in the November 2017 S1DA).

Other key changes to the design of the Concept Envelope that were introduced at this time 

included:

 —Increased setbacks from the property lease-line and waterfront;

 —Decreased maximum car parking (from 200 to 150); and

 —Reduced height by 40m, and reduced bulk of 10,000m2 commercial + 9,000m2 retail GFA

The key changes to the Concept Envelope are illustrated below in Figure 6. The indicative built 

outcome that would result from the amended Concept Envelope is shown in Figure 7.

2.3 Key Design Changes
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DPCBMP - DARLING PARK COCKLE BAY MASTERPLAN

Envelope Diagram - Tower Moved South
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ORIGINAL DESIGN AMENDED DESIGN

This section describes 10 key moves that have been made to the concept proposal to 

address the design based submission made to the original concept. Section 3 elaborates 

on the revised scheme and proposes new and enhanced design principles proposed for 

the project. 

By designing from the ground up and focusing on public benefits, a series of key design 

changes were adopted. These changes are detailed below.

1. Tower Moved South

The proposed tower envelope has been moved south significantly. This move consolidates 

the new public space to the sunny north aspect, opens up view lines from Market Street 

and groups the new tower with the existing Darling Park complex, improving the clarity 

of built and open space.

The resulting tower position ensures that truly public space with direct access from 

Market Street to the harbour is created. Further, the location more evenly distributes 

private view loss from existing and approved residential buildings on Sussex Street.

Key design issue response:

 —Bulk and scale 

The tower has been relocated to read as part of the Cockle Bay complex, no longer 

reading in isolation

 —Scale relationship to Pyrmont Bridge 

The proposed tower has moved a further 40m from Pyrmont Bridge, to a minimum 

clearance of 65m

 —Overshadowing 

The revised position of the tower reduces overshadowing on the Cockle Bay 

foreshore

 —Public views and vistas 

The revised location of the tower opens up public views from Market Street

 —Clarity of public space 

The revised tower location consolidates public space to the north, providing a north 

facing public facility

 —Pedestrian linkages 

The revised tower location separates  public and private pedestrian connections to 

the waterfront

 —24 hour access 

The revised tower location does not interfere with 24 hour pedestrian linkages 

through the public space to the waterfront

 —Amenity of proposed new public park 

The revised tower location and the consolidation of the park to the north eliminates 

overshadowing, enhances views and provides wind protection to the new public park

 —Private view sharing 

The revised tower position provides a more equitable view loss for existing and 

approved residential buildings on Sussex Street. Moving the tower south has more 

evenly balance the private view impact for residential buildings on the east side of 

Sussex Street behind the Darling Park complex.

40m
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DPCBMP - DARLING PARK COCKLE BAY MASTERPLAN

Envelope Diagram - Setback Comparison
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2. Increased Tower Setbacks

Increased tower setbacks from the waterfront improve the human scale at the waterfront 

and better manage the microclimate such as overshadowing and wind conditions.

Setbacks from the tower to the leaseline have been increased, with the design adopting 

the current City of Sydney DCP 2012 standard of 8m average setback and 6m minimum 

setback.

This is a tested method of reducing the impact of bulk and scale on the pedestrian 

environment through mitigation of scale through view lines and downdraft protection.

ORIGINAL DESIGN MIN. SETBACK 3m
AMENDED DESIGN MIN. SETBACK 6m

LEASEHOLD BOUNDARY

Key design issue response:

 —Human scale 

Tower setback reduce the impact of the tower on the public domain with the podium 

providing a more human scaled lining to the ground level public domain 

 —Overshadowing 

The increased tower setback reduces overshadowing caused by the tower on the 

Cockle Bay waterfront in the period from 11:00am until 12:00am in mid winter

 —Wind 

Tower setbacks provide downdraft protection for the public domain at the waterfront
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DPCBMP - DARLING PARK COCKLE BAY MASTERPLAN

Envelope Diagram - Height Reduced
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4. Height Reduced

The maximum building height has been reduced from 235m to 195m. This 20% height 

reduction reduces the bulk and scale of the proposed new development and more closely 

relates the development to the existing Darling Park complex. It also has beneficial effects on 

overshadowing to the proposed future Town Hall Square.

SK-2.22
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DPCBMP - DARLING PARK COCKLE BAY MASTERPLAN

Envelope Diagram - Envelope Size Reduced
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ORIGINAL DESIGN AMENDED DESIGN

Key design issue response:

 —Bulk and scale 

Height is a key component in the perception of bulk and scale. The combination of 

height and breadth reduction lead to a significant reduction in apparent bulk and 

scale

 —Scale relationship to Pyrmont Bridge 

The reduction of building height, combined with the move south and the grouping 

of the tower with the Darling Park complex separates the building from the Pyrmont 

Bridge environs and reduces the impact of a new building near Pyrmont Bridge

 —Overshadowing 

The reduction in height reduced the impact of overshadowing on the proposed Town 

Hall Square.

Further details on the overshadowing impact on Town Hall Square are provided in section 

3 of this report and in the Solar Study included as an appendix to this report
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Fig. 6. Key changes to the Concept Envelope within the 2017 EIS

(2017)
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Fig. 7. Indicative built form from Amended (2017) Concept Envelope (with detailed building design subject to a future competitive design process)

The amended EIS was publicly exhibited from 16 November 2017 to 15 December 2017. For further 

information about the Concept Envelope that was proposed at this time, please refer to EIS that was 

exhibited from November to December 2017.

17architectural design report & drawings response to submissionsfrancis-jones morehen thorp


