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Dear Mr Betts, 

RE: Submission to the Draft Pyrmont Peninsula Place Strategy (July 2020) 

88 Harris Street, Pyrmont 

We write on behalf of Citi 88 Pty Ltd (Citi 88), the landowners of 88 Harris Street, Pyrmont (the site). Citi 88 
welcome the opportunity to engage with the Department of Planning, Industry and Environment as they formulate a 
Place Strategy for the Pyrmont Peninsula.  

The development of a Place Strategy for Pyrmont represents an ideal opportunity to revitalise the precinct to 
facilitate the provision of jobs and tourism industries which will support NSW’s recovery post COVID-19. Our 
submission demonstrates that our site is strategically located to play a critical role in the supply of high-quality 
tourist accommodation and commercial uses in a manner that is consistent with the Department’s Draft Place 
Strategy (July 2020) and the 10 Directions. It is contextually appropriate and will provide significant public benefit to 
the immediate and broader area.  

This submission follows our earlier submission dated 28 April 2020. It is lodged following a conversation between 
Clare Swan (Director Ethos Urban) and Mr Steve Driscoll on the 12 August 2020, where the specific opportunities of 
the site were discussed. 

In this regard, we believe there is merit in reviewing and amending the existing statutory planning controls to enable 
the site to accommodate additional height and density. Our submission is supported by a conceptual design 
prepared by SJB (Attachment A) and economic analysis prepared by Ethos Urban (Attachment B), and a GFA 
study prepared by SJB (Attachment C). 

1.0 The Site and its Context 

The site comprises 86-92 Harris Street, Pyrmont (being Lot 1 DP 791724) referred to herein as 88 Harris Street. It is 
approximately 2,760 sqm and located in the heart of Pyrmont, close to the intersection with John Street. The site 
currently accommodates an at grade car park, however, it has development consent (D/2018/875) for the 
construction of a new five storey commercial building with two basement levels of carparking. The approval grants 
5,522 sqm of floorspace at an FSR of 2:1. An aerial image of the site is provided at Figure 1, and a photomontage 
of the approved development is provided at Figure 2.  

Pyrmont is host to a range of building scales and taller buildings are dispersed across the review area. Harris Street 
is the central spine of Pyrmont and is topographically higher than the surrounding area.  The immediate area around 
88 Harris Street is characterised by a range of building typologies including warehouses, two storey terraces and 
contemporary four  storey apartment buildings. Directly to the east of the site, on the opposite side of Pyrmont 
Street is the Star Casino which accommodates buildings up to approximately 65m in height.  There are other 
clusters of buildings over 50m high to the south, and to the east and west edges of the north half of the peninsula. 
Pyrmont Peninsula’s existing urban form is illustrated at Figures 3 and 4. 
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Figure 1:  Site Aerial 

Source: Nearmap + Ethos Urban 
 
 

 

Figure 2: 88 Harris Street – Photomontage of approved development  
Source: SJB Architects 
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Figure 3: Pyrmont Peninsula - Existing Urban Context 
Source: Ethos Urban 
 

 
Figure 4: Pyrmont Peninsula - Existing Topography and Building Height Context 
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Source: Ethos Urban 
Source: Ethos Urban 

1.1 Current Planning Framework 

Notwithstanding the approved development, the site is subject to the following key planning controls under the 
Sydney Local Environmental Plan 2012.  

 B3 Commercial Core zoning. 

 A maximum height limit of 15m. 

 A maximum FSR of 2:1. 

 The Sydney Development Control Plan identifies a maximum three storey height limit for the site. 

2.0 The Site Opportunity 

The site is a reasonably large landholding of almost 3,000 sqm. and is strategically located between the tall 
buildings at the Star Casino to the east, and the tall buildings at the Jacksons Landing/Distillery Drive development 
to the north-west. It is in the heart of the Pyrmont Peninsula within walking distance of the John Street Square and 
The Star light rail stations. The size and context of the site lends itself to an improved development outcome than 
that currently approved, and there is an opportunity to connect taller, higher density development across the 
peninsula by increasing the current planning control parameters. 
 
To this end, 88 Citi have engaged SJB to undertake a concept design exercise to understand the development 
capacity of the site. The analysis has identified that the site and current approval can accommodate further levels of 
development, namely that of an additional 11 storey hotel (refer Figure 5). Importantly, the construction design for 
the approved development has built in tolerance to accommodate the additional hotel storeys.  At any point in time 
during construction or post construction, the project would be capable of accommodating further levels of 
development, namely that of the 11-storey hotel.  
 
The addition of this development potential would add an estimated further 260 FTE jobs during construction and a 
further 95 jobs on an ongoing basis once the project is complete and operational - these ongoing jobs are estimated 
to contribute approximately $6.4 million (value added) to the economy annually (refer Attachment 2). Should the 
hotel proposal be realised, the feasibility conditions would also allow the re-examination of the approved ground 
floor uses.  The potential uplift would facilitate the development being able to provide more of a community hub feel, 
with local services and amenities in a central location, contributing to the neighbourhood level retail amenity.  These 
types of uses are currently scattered sporadically throughout Pyrmont and a bespoke provedore retail offering at 
street level is aligned with the Place Strategy’s Directions and could provide significant activation and revitalisation 
benefits in a post COVID recovery.   
 
It should be noted that the location of a 11-storey hotel, to the south portion of the site as modelled in Figure 6, 
would not result in any adverse impact to neighbouring sites. Additional overshadowing would fall largely across the 
roof of 100 Harris Street which is a heritage listed commercial building adjoining to the south.  
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Figure 5: Massing study for future hotel uplift option 
Source: SJB Architects 
 

 

 

Figure 6: Overshadowing impact for future hotel uplift option 
Source: SJB Architects 

 

3.0 Place Strategy Directions 

We have reviewed the draft Directions for the Pyrmont Peninsula Place Strategy and are generally supportive of the 
approach.  In particular, the following objectives are encouraged;  

 New development including taller buildings;  

 Adjoining areas of economic activity to form an innovation district; 

 Formation of new, active centres for shops, services and culture; 
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for the area which would contribute toward meeting the needs identified in the City of Sydney’s Tourism Action Plan 
and provide short-term accommodation which will contribute to the future capacity of the Innovation District.  
 
It is recommended that the future FSR controls are drafted to permit buildings with an FSR of up to 5.8:1 (or 6:1) 
which will facilitate a taller building on the site. 

5.4 Amendments to the Planning Framework 

The objective of simplifying the planning framework for the Pyrmont Peninsula is welcomed. In this regard, the 
Department is encouraged to also lead the process of any future amendments to planning controls required to 
implement the masterplan for the precinct. It is considered appropriate for the Department to continue the 
masterplan work through to the rezoning phase to ensure the continuity and delivery of the desired masterplan 
outcomes. 
 
Taking lead of this process will represent the most efficient rezoning pathway. This will be critical in ensuring the 
timely and efficient delivery of the precinct and creating certainty for the significant investments required by both the 
public and private sectors. As the Department is aware, efficiency in the planning system and streamlining major 
development is more important now than ever in context of stimulating the economy to assist with the Covid-19 
recovery efforts.  

6.0 Next Steps and Conclusion  

Thank you for the opportunity to comment on the draft Pyrmont Peninsula Place Strategy. The Strategy will be a key 
document that will shape the future of Pyrmont and it is critical that the right directions are set to achieve the 
objective of evolving the peninsula into a new Innovation District.  
 
Citi 88 is supportive of the overarching draft Directions exhibited and it is clear that their vision for the significant 
landholding at 88 Harris Street closely aligns with these directions and could make a significant contribution to the 
future Innovation District.  For this to occur, the existing height and FSR controls that apply to the site will need to be 
amended as follows: 

 Amended height control of 55m; and 

 Amended FSR control of 5.8:1 (or 6:1) 

 
Citi 88 would welcome the opportunity to work collaboratively with the Department in the next steps of preparing the 
masterplan and any subsequent amendments to the planning controls. 
 
Should you require any further information in relation to the matters raised in this submission, please do not hesitate 
to contact me on the details provided below. 
 
Yours sincerely, 
 

 
 

Clare Swan 
Director 
02 9956 6962 
cswan@ethosurban.com 

Gemma Bassett 
Senior Urbanist 
0403 767 555 
gbassett@ethosurban.com  

 









1 Introduction
Overview of the regional, urban and local features 
to provide an initial understanding of the site and 
surrounding context.

























2 Planning Framework
Review of the current state and local government 
planning policies, strategies and framework. 











3 Urban Analysis
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