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Summary
This report provides an assessment of planning permit application 2014/003115 for the staged
redevelopment of land at 7-23 Spencer Street Docklands in accordance with a master plan, prepared
by Elenberg Fraser Pty Ltd. The report recommends a permit be granted, with conditions.
The master plan provides for three apartment towers over two podia providing a total of 1060
apartments, 1340sqm of retail floor space at street level, 451 car parking spaces and 160 bicycle
spaces. The total floor area is 84,098sqm and the cost of the development is $200 million. The plot
ratio is 9.9:1.
The proposed uses are dwellings and selected retail premises that do not require a planning permit.
Apartments are provided in the podia and three towers with retail uses at ground level to activate
street frontages. Indoor and outdoor communal social and recreation facilities for residents are
proposed on the top of the podia (level 5) and level 1 of the three towers. Car parking for residents
is provided in the podia, sleeved by apartments, except where proximity to the rail corridor
compromises residential amenity.
Tower 1 and Tower 2 are located on the south side of Siddeley Street and Tower 3 is located on the
north side of Siddeley Street.
Tower 1 and 2 have a maximum height of RL88.80m (27 storeys) and provide 245 and 208
apartments respectively. Each tower has a GFA of just over 16,000sqm.
Tower 3 has a maximum height of RL110.10m (34 storeys) and provides 487 apartments. It has a
GFA of 37,392sqm.
The podium on the north side of Siddeley Street has a GFA of 6,269sqm and provides 56 apartments
and 156 car spaces.
The podium on the south side of Siddeley Street has a GFA of 7,122sqm and provides 64 apartments
and 295 car spaces.
The maximum building heights of the three towers has been determined primarily by the controls in
the planning scheme that prohibit the construction of buildings and works that would overshadow
the south bank of the Yarra River between 11am and 2pm on 22 June.
The Architectural Drawings in the master plan (Site Plan, Ground Floor Plan, First Floor Plan; Typical
Podium Floor; Level 05 Floor Plan; Typical Tower Plan; Sect A and Sect B and the Building Heights
Drawing) are conceptual only and in combination with the development summary and staging
diagrams provide the framework for the future development of the site.
The permit conditions require detailed development plans and supporting technical reports
addressing architectural design, materials and finishes, ESD, waste management, wind impacts,
shadowing impacts, traffic engineering, public realm to be provided for each stage of development.
Melbourne City Council supports the grant of a permit, subject to conditions. Council’s main
concern was the adverse impact on Siddeley Street resulting from building over part of it, as
proposed in the original master plan. Council required Siddeley Street to be opened to the sky for its
full length to re-create an inviting public realm and provide privacy, daylight and fresh air to
apartments in the podium. To secure Council’s support for the application, the permit applicant
agreed to amend the plans to delete all building over Siddeley Street and combined the two towers
on the north side of Siddeley Street into the one tower (Tower 3). The approval of the amended
master plan and permit conditions secure Siddeley Street open to the sky for its full length.
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VicRoads has no objection to the proposal and did not direct any conditions to be included in the
permit. However, a permit note requiring separate consent from VicRoads for buildings and works
within a Road Zone Category 1 is included at VicRoad’s request.
PTV has no objection to the proposed development, subject to conditions. Public Transport
Victoria’s response included comment from the Ports and Network Integration Group within the
Department of Economic Development, Jobs, Transport and Resources and VicTrack. PTV’s
conditions address protection of the rail easement on the north east boundary of the site, adequate
separation distances between the development and the rail viaduct over Flinders Street and design
requirements for development close to the rail line to address noise and vibration and ensure train
driver safety. All PTV’s conditions are included in the permit.
The original permit application was lodged on 15 August 2014 and therefore pre-dates Amendment
C262 to the Melbourne Planning Scheme. The Amendment was gazetted on 4 September 2015 and
makes changes to the Capital City Zone Schedule 1 Outside the Retail Core (CCZ1) and introduces
Schedule 10 to the Design and Development Overlay (DDO10) to implement the interim Central City
Built Form controls.
The amended CCZ1 and DDO10 include transitional arrangements for applications lodged prior to 4
September 2015 and these apply to the master plan application. The application is therefore
assessed under the policies and controls in the planning scheme before Amendment C262
commenced.
In August 2015 DELWP received a formal request to consider an amended master plan report and
plans dated 21 August 2015 consistent with the master plan presented to the Melbourne City
Council in June 2015 that deleted all building over Siddeley Street. A further revised master plan that
included title boundary references on the architectural drawings and consistent building heights for
the three towers was informally lodged with DELWP on 16 December 2015. The master plan report
and plans dated 21 August 2015 received on 16 December 2015 form the basis of the officer’s
assessment and recommendation.
The main issues for discussion are:
-

The appropriateness of the master plan permit application process and appropriate permit
conditions for the development of the site, including detailed development plans and
technical reports for each stage of the development.

-

Proposed maximum building heights; minimum separation distances between towers; and
minimum tower setbacks to street frontages and title boundaries- combining to form the
building envelopes in the master plan.

-

The impact of the development on the public realm, including Siddeley Street and the
overshadowing of the Yarra River and adjacent open space; activated street frontages and
comfortable wind conditions for pedestrians.

-

Proximity to the elevated rail viaduct and protecting current and future rail operations, train
driver safety and residential amenity through PTV conditions in the permit.

-

Ensuring high quality architectural, urban design and public realm outcomes for the
completed development in response to design principles, objectives and criteria in the
master plan.

The site is located on the south west corner of Spencer Street and Flinders Street, Docklands and
is separated into two parcels by Siddeley Street. It is included in the Docklands Urban Renewal
Area.
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The site is included in Capital City Zone Schedule 1 Outside the Retail Core (CCZ1) and is subject
to the Parking Overlay Schedule 1 Capital City Zone- Outside the Retail Core. The site is also
included in the Design and Development Overlay Schedule 10 Built Form Controls (DDO10).
However, the transitional arrangements in the schedule to the overlay apply.

Recommendation
It is recommended that the development as shown in the master plan prepared by Elenberg Fraser
Pty Ltd received on 16 December 2015 be supported and a permit granted for staged
redevelopment of the site including construction of the three multi- storey buildings for the purpose
of Dwellings and Retail premises (other than Adult Sex bookshop, Department store, Hotel,
Supermarket and Tavern) in accordance with the master plan, subject to conditions.

Application Details
Key elements
Land:
Application No.:
Proposal:

Comments
7-23 Spencer Street, Docklands
2014/003115
Staged development of the site generally in accordance with the
plans and development summary in the master plan prepared by
Elenberg Fraser dated 21 August 2015, comprising three
apartment towers over two podia, to be used for Dwellings and
selected Retail premises.
Provides a total of 1,060 apartments, 1340sqm of retail floor area,
451 car parking spaces and 160 bicycle parking spaces.
Tower 1 and Tower 2 are located on south side of Siddeley Street
and comprise 27 storeys ( to RL 88.80 m) including the podium;
providing a combined total of 453 apartments.
Tower 3 is located on the north side of Siddeley Street and
comprises 34 storeys (to RL 110.10m) including the podium;
providing 487 apartments.
The podium in each tower has a maximum height of 19m (5
levels), provides ground level retailing in small tenancies, waste
collection and building services, vehicle access, communal social
and recreational facilities for residents, 160 bicycle parking (south
podium only), 451 car spaces (combined) and 120 apartments
(combined).

Date lodged:

Zone and Overlay controls:

14 August 2014, followed by formal amended master plan
application reports and plans in response to concerns by PTV,
DEDJTR, VicTrack and Melbourne City Council. The most recent
master plan report was informally submitted on 16/12/2015 and is
dated 21 August 2015. The December master plan shows setbacks
relative to title boundaries and consistent building heights on all
drawings. This version of master plan is the basis of this
assessment and recommendation.
Capital City Zone Schedule 1 (CCZ1) Outside the Retail Core (CCZ1)
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Parking Overlay Schedule 1 Capital City Zone-Outside the Retail
Core.
Design and Development Overlay Schedule 10 Built Form Controls
(DDO10).
The permit application was lodged before Amendment C262
(Central City Built Form Controls) came into effect on 4 September
2015. The application is therefore subject to the transitional
arrangements in CCZ1 and DDO10 and is assessed under the
policies and controls in the scheme prior to 4 September 2015.
Why is a permit required?

Under the CZ1 a permit is required to construct a building or
construct or carry out works.
Under the CCZ1 prior to September 4 2015, a permit is required
to construct a building or construct or carry out works which
would cast a shadow across the north bank of the Yarra River
between 11.00am and 2.00pm on 22 June.
Under the CCZ1, a permit is required to construct a building or
construct or carry out works which would cast a shadow over
public parks between 11am and 2pm on 22 March and 22
September.

Height
Procedures for Air
Navigational Services- Aircraft
Operations Surface (PANsOPs)
Car parking and bicycle
facilities

The tallest building (Tower 3) has a maximum height of RL110.10m
and is well below the critical OLS and PANs-OPs levels.

A total of 451 car spaces is provided-295 in the south podium and
156 in the north podium. The number is less than the maximum
1066 permitted in the schedule to the Parking Overlay and is
supported.
160 bicycle parking spaces are shown in the south podium. The
number is well below the statutory requirement of 325. The
shortfall is addressed by permit condition.

Gross floor area (GFA), Plot
Ratio and value

Tower 1 : 16,685sqm GFA
Tower 2: 16,630sqm GFA
Tower 3: 37,392sqm GFA
South podium : 7,122sqm GFA
North podium : 6,269sqm GFA
Total: 84,098sqm GFA
Plot ratio: 9.9:1
Cost of Development - $200 million

Applicant / Developer
Public Notification

Asset 1 WTC Pty Ltd and HANZ (Spencer Street) Pty Ltd
The application is exempt from notification.

Figure 1 – Site plan 7-23 Spencer Street, Docklands

2014/003115: 7-23 Spencer Street Docklands Officer Assessment Report
6

Background and Previous Permit History
The subject land was developed as the Melbourne Exhibition and Convention Centre (MECC). The
building is currently being demolished pursuant to Melbourne City Council Permit TP-2013-407
dated 30 September 2013. The permit allows the demolition of the existing building and minor
buildings and works. A condition required an agreement under Section 173 of the Planning and
Environment Act 1987 to implement temporary landscaping works and this is registered on the title
to the land.
The Minister for Planning granted Permit No. 2011/011178 on 2 October 2012. The permit allowed
development of two commercial towers on the site providing a total GFA of 120,430sqm. This permit
expired on 2 October 2015.
The current permit application was lodged on 15 August 2014 and is for the “demolition of existing
building and construction of multiple mixed use buildings”. The master plan report includes a
development concept for the site and supporting technical reports addressing planning scheme
policies and controls and wind, acoustics and traffic impacts.
A permit is not required for demolition because the existing building on the site is being demolished
under a current permit issued by the City of Melbourne.
The master plan application as originally lodged was for four apartment towers. Tower 1 and Tower
2 were on the south side of Siddeley Street and Tower 3 and Tower 4 were on the north side of
Siddeley Street.
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The Department requested further information pursuant to Section 54(1) of the Planning and
Environment Act 1987 in response to the original application. The information included a detailed
feature survey and existing conditions plan including the interface with the Crowne Plaza Hotel;
connections proposed on the south west boundary to the river; setback details above the podium
from Spencer Street; justification for the proposed construction over Siddeley Street; a full traffic
engineering report; waste management arrangements and a 3D digital model of the proposal.
The RFI also requested a modified master plan to include principles, objectives and criteria with
measurable parameters to address the podium, the number and spacing of towers, building height,
overshadowing, sunlight access to public spaces, public open space, pedestrian permeability,
streetscape activation, apartment amenity, architectural quality and public art.
The Department received the applicant’s response to the RFI on 2 October 2014. The response
included an updated master plan report and plans dated 23 September 2014.
Comments on the master plan were received by email from Public Transport Victoria (incorporating
comments from the Ports and Network Integration Group within DEDJTR and VicTrack) on 10
October 2014. PTV was concerned that the master plan submitted in August 2014 failed to keep the
rail easement (E-2) affecting the north east corner of the land, clear of all buildings and works. This
matter was addressed in the amended master plan report and plans received on 31 October 2014.
Public Transport Victoria integrated response is provided in a letter dated 23 January 2015. PTV did
not object to the application, subject to conditions that are directed towards protecting rail assets,
train driver safety and the reasonable amenity for residents of apartments in the north podium and
Tower 3 close to the railway viaduct in anticipation of its future widening.
Following the permit applicant’s direct consultation with Melbourne City Council, amended plans
were lodged with Council in June 2015. The June 2015 plans deleted all building in the airspace
above Siddeley Street to satisfy Council. The plans also combined Tower 3 and Tower 4 to create one
tower (Tower 3) on the north side of Siddeley Street. The application was presented to Future
Melbourne Committee on 7 July 2015 (with the June 2015 plans) and the Council resolved under
delegation to support the development in accordance with the master plan, subject to conditions.
Following Council support, the permit applicant formally amended the master plan application and
submitted plans (21 August 2015 1st Draft) on 25 August 2015 to be generally consistent with plans
presented to Council. During September to December 2015 the Department refined these plans in
consultation with the applicant to ensure clarity and certainty. A further amended master plan was
lodged informally with the Department on 16 December 2015 (still dated 21 August 2015). This
version includes reference to the title boundary on all plans and provides consistent maximum
building heights for the three towers on the plans in the master plan report.
The master plan establishes building envelopes (maximum heights, and minimum setbacks and
separation distances between towers) addresses car parking, pedestrian and vehicle access and
street level activation. It provides for the ultimate development of the site in accordance with
Architectural Drawings and a Building Heights Drawing, Development Summary and concept plans
for the Ground Floor, First Floor, Typical Podium Floor, Level 05 Floor Plan, Typical Tower Plan and
Section A and Section B. In combination, the Architectural Drawings create “building envelopes” for
the proposed development and provide maximum building heights, minimum setbacks to street
frontages and title boundaries, minimum setbacks from the rail easement in the north east corner of
the site and minimum separation distances between towers.
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Title Particulars
The current title to the land includes the land on which the Crowne Plaza Hotel is constructed.
However, no works to the hotel building are proposed as part of the application.
There are two easements and an Agreement under Section 173 of the Planning and Environment Act
1987 registered on the title to the land. The title also includes the air space above Siddeley Street
commencing about 7.5m above the road surface level ( Source Leon Wilson, Manager Land Survey,
City of Melbourne).
Easement E-1 applies to land developed as the Crowne Plaza Hotel, and is not affected by the master
plan application.
Easement E-2 affects the north-east corner of the subject land adjacent to the railway viaduct and is
directly affected by the development. The title requires the land included in Easement E-2 to remain
vacant and completely without any structural or service encumbrance so that it is available to
accommodate construction of a rail line of any description and elevation in the future.
Following referral of the original master plan application to Public Transport Victoria (and DEDJTR
and VicTrack), the permit applicant amended the master plan to avoid all buildings and works in
easement.
The section 173 Agreement registered on the title to the land is made pursuant to permit TP-2013407 and requires installation of temporary landscaping, once demolition of the MECC building is
completed. The Agreement ends upon the commencement of the development of the land for
purposes other than landscaping.

Aboriginal Cultural Heritage Sensitivity
The subject land is identified as an area of Aboriginal Cultural Heritage Sensitivity because it is within
200 metres of the Yarra River. However, an area of cultural heritage sensitivity is no longer regarded
as sensitive if all of it has been subject to past significant ground disturbance. In these circumstances
a Cultural Heritage Management Plan (CHMP) under the Aboriginal Heritage Regulations 2007 is not
required.
The Department accepts photographic evidence provided by the permit applicant on 25/11/2015
that demonstrates that the site was used as a ship loading dock and was later filled to create a
development site. The site was eventually developed for the Crowne Plaza Hotel and the Melbourne
Exhibition and Convention Centre.
Given the history of the site, the Department accepts that the site has been subject to past
significant ground disturbance and a CHMP is not required.

Site and Surrounds
The subject land is located on the south west corner of Spencer Street and Flinders Street, Docklands
and is separated by Siddeley Street into two parcels. The development site has an area of 8,486sqm
and is located between the Crowne Plaza Hotel and Flinders Street.
The site is generally rectangular in shape but splayed at the north east corner to allow a slip lane for
left turns from Spencer Street into Flinders Street. The site has a frontage to Spencer Street of about
163m excluding the Crowne Plaza Hotel and a frontage to Flinders Street of about 52m. Both these
roads carry heavy traffic and provide tram services. The Acoustic Report prepared by Marshall Day
Acoustics identifies vehicle and tram noise as acoustic challenges that will have to be addressed in
the detailed development plans for each stage of the development.
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Little Dock Road is located to the west of the site, south of Siddeley Street. North of Siddeley Street
to the west of the site, a private access road with a signalised intersection and pedestrian path
provides access from Flinders Street to the landscaped forecourt of the World Trade Centre (WTC).
The elevated railway viaduct built over the intersection of Spencer and Flinders Street is located
close to the north east site boundary. In the amended master plan report, the minimum separation
distance between apartments in Tower 3 and the outer edge of the easement to be kept clear of all
buildings and works is shown as 8m on drawing identified as “Typical Tower Plan Drawing reference
no. A507 Rev H”. The separation distance between the tower and the closest edge of the railway
viaduct scales at about 16m. There are no apartments in the north podium that would have an
interface with the elevated railway viaduct.
The Yarra River and adjacent park land are located to the south and east of the subject land.
Proximity to the river and the potential to overshadow the river and its north and south bank have
determined the maximum heights and raked forms for the upper levels as shown on the “building
envelopes” in the master plan.
The surrounding area is generally a commercial and tourist/entertainment precinct, although a
greater mix of uses will be achieved with the construction of the residential apartment towers
proposed as part of the Batman’s Hill Precinct on the north side of Flinders Street. Residential uses
are establishing in the area in response to urban renewal opportunities.
The site occupies a strategically important location on the north bank of the Yarra and where
Docklands, the Hoddle Grid and Southbank meet on Spencer Street. This site is part of the urban
renewal precinct combining Southbank, Docklands, North Wharf and South Wharf. Major
developments include the Crown Entertainment Complex, Melbourne Exhibition Centre, Melbourne
Convention Centre, Fairfax/ Media House, Southern Cross Station, Melbourne Quarter in Batman’s
Hill and Etihad Stadium.

Proposed Master Plan
The master plan development concept proposes three towers that will accommodate:
- A total of 1060 apartments;
- 1340sqm of ground level retail space (787sqm in the north podium and 553sqm
in the south podium);
- 451 car parking spaces in the podium;
- 160 bicycle parking spaces;
- Total Gross Floor Area of 84,098sqm.
The plot ratio is 9.9:1, based on a site area of 8486 sqm.
Tower 1 and 2 are proposed on the south side of Siddeley Street and Tower 3 is proposed on the
north side of Siddeley Street.
Tower 1 and 2 have 27 storeys (maximum RL88.80m) and provide 245 and 208 apartments
respectively. Each tower has a GFA of just over 16,000sqm.
Tower 3 has 43 storeys (maximum RL110.10m) and provides 487 apartments. It has a GFA of
37,392sqm.
The podium on the north side of Siddeley Street has a GFA of 6269sqm and provides 56 apartments
and 156 car spaces.
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The podium on the south side of Siddeley Street has a GFA of 7122sqm and provides 64 apartments
and 295 car spaces.
The proposed uses are dwellings and selected retail premises that do not require a planning permit.
Apartments are provided in the podia and three towers with retail uses at ground level to activate
street frontages. Indoor and outdoor communal social and recreation facilities for residents are
proposed on the top of the podia (level 5) and level 1 of the three towers.
All vehicle access is provided from Siddeley Street. Car parking for residents is provided in both
podia, sleeved by apartments, except where proximity to the rail corridor compromises residential
amenity.
Siddeley Street is open to the sky for its full length across the site. Apartments above street level in
the podia on the north and south side of Siddeley Street will contribute to the public amenity and
safety of Siddeley Street.
Pedestrian access to the lift lobbies serving the podium and towers is provided from Siddeley Street
and Spencer Street. Design requirements in the master plan will ensure that the building entries are
highly visible from streets and offer reasonable pedestrian comfort.
The master plan provides Architectural Drawings that combine to form “building envelope” plans
that show maximum building heights; minimum setbacks to the street frontages and title
boundaries; minimum separation distances between the three towers and the minimum setback
for Tower 3 to the rail easement on the north east corner of the site. In combination these plans
provide the framework for the future development of the site. The site will be developed in stages
and in accordance with the Development Summary provided in the master plan.
Ground level in podia
-

-

The ground level of both podia provides entrance lobbies, retail premises and vehicle access
to the car park levels, loading and waste storage areas.
The car parking access and loading areas are accessed from Siddeley Street. The vehicle
crossovers are double-width, located opposite each other at the midpoint in Siddeley Street
and secured with a recessed roller door. No dimensions are shown on the Ground Floor Plan
reference A500 Rev F in the master plan. However, this can be addressed by permit
condition.
The ground level of the south podium also provides the vehicle access ramps and loading
area to the Crowne Plaza Hotel.

Upper levels in podia
-

-

-

The upper levels 1 to 4 in the podia provide car parking spaces generally sleeved by
apartments facing the Street.
The Level 05 Floor Plan reference A505 Rev shows a 3m wide canopy for wind mitigation
purposes on the Spencer Street, Flinders Street and World Trade Centre access road
frontages on the north podium. The permit applicant has confirmed that the canopy projects
over the title boundary on Spencer Street, Flinders Street and the World Trade Centre access
road.
The canopy is within the title boundary at the north east corner of the site and is clear of the
rail easement.
The First Floor Plan Ref A501 Rev E, the Typical Podium Floor Plan Ref A502 Rev D, the Sect A
Ref A0950 Rev E and the Sect B Ref A0951 Rev E do not show any building in the air space
above Siddeley Street.
On level 5 in both podia, the master plan provides for communal outdoor recreation
facilities for residents.
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Tower 1
-

Tower 1 is located on the south side of Siddeley Street, east of Little Dock Road.
It has an “L” shaped building envelope. The height increases from RL68.05m to a maximum
of RL88.80m.
It provides 245 apartments.
The section for Tower 1 that shows the floor plate size decreasing from level 22 to level 27
to create a raked form for the upper levels of the building.
The Typical Tower Plan (Ref A507 Rev H) provides a 5m set back from Little Dock Road and
10.5m setback from the Crowne Plaza Hotel.
The minimum separation distance between Tower 1 and Tower 2 is 14m, increasing to 29m.
The minimum separation distance between Tower 1 and Tower 3 on the north side of
Siddeley Street is 23m.
The setback to Siddeley Street increases from 1.85m to 29m to create an outdoor space on
the roof of the podium at level 5.
The construction of Tower 1 is shown as Stage 2 in the staging diagrams.

Tower 2
-

Tower 2 is located on the south side of Siddeley Street, with frontage to Spencer Street.
It has a rectangular shaped envelope. The height increases from RL65.60m to a maximum of
RL88.80m.
Tower 2 provides 208 apartments.
The Typical Tower Plan (Ref A507 Rev H) provides a setback of 5m from the Crowne Plaza
Hotel and an 8.4m setback from the title boundary on Spencer Street.
The setback to Siddeley Street is 1.85m.
The minimum separation distance between Tower 1 and Tower 2 is 14m, increasing to a
maximum of 29m.
The minimum separation distance between Tower 2 and Tower 3 on the north side of
Siddeley Street is 23m.
The separation between Tower 1 and Tower 2 creates the opportunity to provide outdoor
communal social and recreation facilities for residents on level 5 of the podium.
The construction of Tower 2 is shown as Stage 1 in the staging diagrams.

Tower 3
-

Tower 3 is located of the north side of Siddeley Street, south of Flinders Street.
It has an irregular shaped envelope. The height increases from RL97.03m to a maximum of
RL110.10m.
Tower 3 provides 487 apartments.
The section for Tower 3 shows that the floor plate size decreases from level 31 to level 34 to
create a raked form for the upper levels of the building.
The Typical Tower Plan (Ref A507 Rev H) provides a setback of 5m from the title boundary to
the access road to the World Trade Centre.
The minimum setback to Siddeley Street is 1.8m. This increases to 9.5m at the midpoint of
the envelope.
The setback to the title boundary on Spencer Street is 5m.
The setback to the splayed title boundary on the corner of Spencer Street and Flinders Street
is 8m. No buildings or works are proposed in the rail easement.
The minimum setback between Tower 3 and the title boundary on Flinders Street is 10.6m.
The construction of Tower 3 is shown as Stage 3 in the staging diagrams.

Planning Policy Framework
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State Planning Policy Framework
The State Planning Policy Framework (SPPF) provides the broad policy direction to guide decision
making in response to permit applications. The following policies are considered to be of most
relevance to the master plan application.




Clause 11 Settlement
Clause 16 Housing
Clause 18 Transport

The proposed development provides 1060 apartments in Docklands on a site very well serviced by
public transport with convenient access to services and facilities in the central city and the inner
metropolitan area. Docklands is identified as an Urban Renewal Area where developments that
provide new housing and wider housing choices are encouraged. Strategies for Metropolitan
Melbourne at Clause 11.04-2 include planning for expected housing needs and reducing the cost of
living by increasing housing supply near services and public transport.
The proposed development is consistent with policies, objectives and strategies for Housing at
Clause 16. Policies include providing for housing diversity and ensuring the efficient provision of
supporting infrastructure and locating new housing with access to services and planned for long
term sustainability, including walkability to activity centres, public transport, schools and open
space.
Housing strategies include increasing the supply of housing in existing urban areas by facilitating
increased housing yield in appropriate locations, developing underutilised urban land and
encouraging housing that is both water efficient and energy efficient. The site can considered as a
vacant strategic development site that is currently underutilised. The four storey building on the site
is currently being demolished to make way for new development at a scale that responds to the
site’s context and strategic policies.
The proposed development is also consistent with the housing location objective at Clause 16.01-2
that encourages new housing to locate in or close to activity centres and employment corridors and
at other strategic development sites that offer good access to services. Relevant strategies to
implement this objective include:
•

Increasing the proportion of housing in metropolitan Melbourne to be developed within the
established urban area, particularly at activity centres, employment corridors and at other
strategic development sites and reducing the share of new dwellings in greenfield and
dispersed development areas;

•

Encouraging higher density housing opportunities on sites that are well-located in relation to
activity centres, employment corridors and public transport.

The proposed development is also consistent with the open space strategies at Clause 11.04- 8 Open
Space Network in Metropolitan Melbourne and Clause 11.04-9 River Corridors. These policies
recognise the importance of the Yarra River corridor and seek to ensure that development does not
compromise the Yarra River as a significant open space, recreation, aesthetic, conservation and
tourism asset and that development is sensitively designed and sited to respect, maintain and
enhance environmental assets, significant views and landscape along the Yarra River. To this end,
the maximum building heights and raked form of the upper levels for the three towers in the master
plan have been determined by the shadow requirements protecting the south bank of the Yarra on
22 June.
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Strategies at Clause 18.01-2 Transport system are also relevant. The proposed development in the
master plan is consistent with strategies that encourage higher land use densities and mixed use
developments near railway stations, major bus terminals, transport interchanges, tramways and
principal bus routes. Pedestrian and cyclists access to public transport should also be facilitated and
safeguarded.

Plan Melbourne
Plan Melbourne was gazetted on 30 May 2014 and referenced at Clause 9 in the planning scheme.
Clause 11.04 outlines the long term plan to accommodate Melbourne’s future growth in population
and employment. The development of the subject land primarily for residential use providing 1060
apartments supports Direction 1.4 and Direction 2.2 in particular.
Direction 1.4 plans for the expanded central city to become Australia’s largest commercial and
residential centre by 2040. The subject land is included in the area identified as the expanded central
city urban renewal area and the master plan will provide 1060 apartments.
Direction 2.2 seeks to reduce the cost of living by increasing housing supply near services and public
transport. Initiatives supporting this direction include delivering the world’s best urban renewal,
unlocking the capacity of urban renewal precincts for higher density, mixed–use development and
delivering housing close to jobs and transport.
Plan Melbourne Refresh maintains these policy directions.

Local Planning Policy Framework
The MSS at Clause 21.03 sets out the Vision for the City of Melbourne. The vision recognises that the
city will grow over the coming 20-30 years and designated Urban Renewal Areas will play an
important role in providing housing to accommodate the expected significant population growth.
The subject land is located in the Docklands Urban Renewal Area as shown on the Growth Area
Framework Plan at Clause 21.04.
The proposed development is consistent with the Housing objectives for Docklands at Clause 21.13-2
that support residential development that complements its other functions and encourages medium
to high density residential development.
The proposed development is consistent with urban design objectives and strategies at Clause
21.06-1 that seek to maintain the importance of the Yarra River Corridor and promote development
that is compatible with the scale , character and amenity of the river environs and to ensure that the
design, height and bulk of development in the Urban Renewal areas creates a high quality built form.
Housing is addressed at Clause 21.07. The City of Melbourne’s residential population is expected to
reach 177,000 people by 2030. Most of the increased population is expected to be accommodated in
the areas of urban renewal, planned urban renewal areas and the Hoddle Grid. Relevant Housing
objectives and strategies encourage the most significant housing and population growth in the
Central City and Urban Renewal areas; ensure that residential developments are designed to
mitigate the amenity impacts from surrounding established and future uses, including insulation
from noise and encourage all residential developments adjacent to industry, rail corridors and major
roads to provide acoustic insulation.
Clause 21.09 addresses Transport. Relevant objectives and strategies include encouraging
development in locations such as 7-23 Spencer Street, which can maximise the use of public
transport.
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The following local policies are relevant to the assessment of the application:


Clause 22.01

Urban Design within the Capital City Zone




Clause 22.02
Clause 22.19

Sunlight to Public Spaces
Energy, Water and Waste Efficiency



Clause 22.23

Stormwater Management (Water Sensitive Urban Design)

These policies are addressed in the assessment section of this report.

Statutory Controls (Permit Triggers)
The application was lodged well before Amendment C262 commenced on 4 September 2015. The
application is therefore captured by the transitional arrangements and is assessed under the scheme
before 4 September 2015. The following controls apply to the site, with planning permit triggers and
requirements described below:
Planning Control

Permit / Application Requirement(s) / Decision Guidelines

Capital City Zone
Schedule 1 Outside the
Retail Core (CCZ1)

A planning permit is required under Clause 3 in Schedule 1 Outside
the Retail Core to Clause 37.04 Capital City Zone:

(Clause 37.04)

•
•

•

•

To construct a building or construct or carry out works.
To construct a building or construct or carry out works which
will cast a shadow across the north bank of the Yarra River
between 11.00 am and 2.00 pm on 22 June. A permit may only
be granted if the responsible authority considers the
overshadowing will not prejudice the amenity of the Yarra
River corridor.
To construct a building or carry out works which would cast a
shadow between 11am and 2pm on 22 March and 22
September over public space and public parks and gardens. A
permit may only be granted if the responsible authority
considers the overshadowing will not prejudice the amenity of
those areas.
To construct any part of a building exceeding a height of 40m
within 10m of a road frontage.

The proposed uses are Dwellings and selected Retail premises
(excluding Adult sex bookshop, Department store, Hotel, Supermarket
and Tavern) that do not require a planning permit.
Decision guidelines are at Clause 3 in Schedule 1.
The permit application was lodged before Amendment C262
(Central City Built Form Controls) came into effect on 4 September
2015. The application is therefore subject to the transitional
arrangements in CCZ1 and Design and Development Overlay
Schedule 10 Built Form Controls (DDO10) and is assessed under the
policies and controls in the scheme prior to 4 September 2015.
Parking Overlay –
Schedule 1, Capital city
Zone- Outside the
Retail Core

A planning permit is not required under Schedule 1 to the Parking
Overlay , because the 451 spaces provided do not exceed the
maximum of 1060 spaces allowed under the schedule.
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(Clause 45.09)

Loading and Unloading
of Vehicles (Clause
52.07)

A planning permit is not required to reduce the requirements for a
loading bay under Clause 52.07 because the dimensions for the
loading bays/ waste areas exceed the statutory minimum
requirement of 27.4sqm.
A planning permit is required to reduce the number of bicycle spaces
required to comply with Clause 52.34.

Bicycle Facilities
(Clause 52.34)

The First Floor Plan Ref A 501 Revision E in the master plan report
provides 160 bicycle spaces in the south podium. This is well short of
the 325 bicycle spaces required to satisfy Clause 52.34.

Urban Context Report
and Design Response
for Residential
Development of five or
More Storeys (Clause
52.35)

Under Clause 52.35-1 an application for a residential development of
five or more storeys must be accompanied by an urban context report
and a design response.

Integrated Public
Transport Planning
(Clause 52.36)

The permit application was referred to Public Transport Victoria ( and
DEDJTR and VicTrack) under Clause 52.36-1.

General Provisions
(Clause 61.01)

The Minister for Planning is the responsible authority for considering
and determining applications in accordance with Divisions 1, 1A, 2 and
3 of Part 4 of the Planning and Environment Act 1987 for approving
matters required by the scheme in relation to developments with a
gross floor area exceeding 25,000 square metres.

Decision Guidelines
(Clause 65.01)

Under Clause 65.01 before deciding on an application the responsible
authority must consider as appropriate a number of matters, including
Section 60 of the Planning and Environment Act 1987.

Referral and Notice
Provisions (Clause
66.03)

Under Clause 66.03 an application must be referred to the person or
body specified as the referral authority; Clause 52.36 (Director of
Public Transport).

A satisfactory urban context report has been submitted in support of
the master plan application. The master plan report by Elenberg
Fraser and the Planning and Urban Context Report prepared by Urbis
satisfy the minimum requirements, noting that the detailed
development plans providing architectural style, building details and
materials are yet to be developed and will be provided for each stage
of development.

Exemption from Notification
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No notice of the application was given because it is exempt from the notice requirements of Section
52 (1) (a), (b) and (d), the decision requirements of Section 64 (1), (2) and (3) and the review rights of
Section 82 (1) of the Planning and Environment Act 1987.
No submissions were received from the general public in relation to the application.

Referrals
The application was provided to the Department’s Urban Design Unit and Melbourne City Council
for comment and was formally referred to VicRoads and Public Transport Victoria under Section
55 of the Act. As part of its assessment, PTV’s response includes input from the Ports and
Network integration Group within the Department of Economic Development, Jobs, Transport
and resources ( DEDJTR) and VicTrack.

Urban Design
The Department’s Urban Design Unit does not support the proposal in its current form because of
the lack of design detail in the master plan.
The master plan approach is strategic by its very nature and does not include the detailed design of
individual developments, but rather the framework within which the development is designed. The
Department has supported the master plan approach for large urban renewal sites with the
potential for multiple towers and where a staged development over an extended time frame will be
required because of the scale of development. Consistent with usual practice, the master plan
permit includes conditions requiring detailed development plans for each stage of the development
and supporting technical reports. Through the assessment process of the detailed development
plans, the Department is confident that built form outcomes consistent with policies will be
achieved.
The master plan process provides increased certainty about the ultimate development by
establishing “building envelopes” showing maximum height , minimum setbacks and minimum
tower separation distances derived from an analysis of the site’s opportunities and constraints and
relevant planning controls and policies.
In this instance, the maximum building heights and raked form for the upper levels of the three
towers been determined primarily in response to over shadowing requirements for the south bank
and north bank of the Yarra River.
The minimum setbacks from title boundaries and street frontages and the minimum separation
distances between towers have been determined by site context, the rail easement in the north
east corner of the site and providing the opportunity for reasonable standards of internal amenity
for future residents.
The master plan also sets the parameters for vehicle access, loading, car parking and bicycle
facilities.
Conditions in the permit also require an amended master plan to revise the design Principles,
Objectives and Criteria to improve clarity, be consistent with the plans received by the Department
on 16 December 2015 and to ensure, in particular, that design variation in the architectural
expression of the three towers is achieved in the detailed development plans.
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Melbourne City Council
Melbourne City Council supports the grant of the permit, subject to conditions.
The permit applicant engaged in a consultation process direct with Council officers to secure
Council’s support. The main issue for Council was to ensure that Siddeley Street was open to the sky
for its full length. The permit applicant agreed to amend the master plan to satisfy Council. In June
2015, Council received amended plans that deleted all building over Siddeley Street and combined
the two towers on the north side of Siddeley Street into one tower (Tower 3).
The amended master plan report and plans were presented to Future Melbourne Committee (FMC)
on 7 July 2015. The officer’s assessment supported the application, subject to conditions and
concluded that the development shown on the proposed master plan was generally acceptable in
terms of heights, setbacks, tower separation and street level activation.
The recommended conditions included:
• An amended master plan in consultation with the Melbourne City Council;
• A 173 Agreement to bind the owner to develop the land in accordance with the master plan;
• Approval of a staging plan including public realm works;
• Vesting in the City of Melbourne of the air space above Siddeley Street as a “Road” on the
Plan of Subdivision;
• Detailed development plans for each stage of development;
• Wind and shadow assessment;
• Materials and finishes;
• Construction Management Plan;
• Environmental Audit;
• Landscaping,
• Tree protection;
• Environmentally Sustainable Design;
• Noise attenuation;
• Building appurtenances;
• Lighting;
• Disability Audit;
• Car parking, loading/unloading, waste management and bicycle facilities;
• Street levels and crossovers;
• Drainage;
• 3D model;
• Time Limits to commence and complete the staged development.
In a letter dated 13 July 2015, Melbourne City Council advised it supported the grant of a permit,
subject to conditions.
The permit applicant has advised DELWP that most of the Council’s recommended conditions are
acceptable. However, the permit applicant objects to Council’s proposed condition requiring the
opened airspace above Siddeley Street to be vested in the City of Melbourne as a Road on the Plan
of Subdivision. The owner purchased the site with the air rights over Siddeley Street and the
valuation of the site included the air rights.
The permit includes most of the conditions recommended by the Melbourne City Council, with some
minor changes that maintain the intent.
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The permit does not include the condition requiring vesting of the air space above Siddeley Street. It
is considered that this condition is beyond power because the airspace is effectively gifted to Council
at no cost.
Council’s requirement for Siddeley Street to be open to the sky is achieved through the approval of
the master plan as amended and permit conditions.
The permit also includes conditions requiring the detailed development plans for Siddeley Street to
meet Melbourne City Council’s Engineering standards and integrate services, landscaping,
pedestrian and cyclists safety with traffic and vehicle access functions.

VicRoads
VicRoads has no objection to the proposal.
Spencer Street is included in a Road Zone Category 1. Wurundjeri Way is also included in this zone,
where it connects with Siddeley Street. No direct access between the subject land and these roads is
proposed. However, traffic generated by the development will use the surrounding road network.
The permit application was referred to VicRoads, because of the potential impact of additional
vehicle movements on Spencer Street, Wurundjeri Way and Flinders Street. The master plan also
shows a canopy over the title boundary on part of Spencer Street and Flinders Street.
In a letter dated 30 September 2014, VicRoads advised that it has no objection to the proposal and
requested the following note be included on any permit to issue:
“Separate Consent may be required from VicRoads under the Road Management Act 2004 for all
buildings and works undertaken outside the title boundary within a Road Zone Category 1”.
The permit includes the note as requested.

Public Transport Victoria
PTV, Ports and Network Integration Group (DEDJTR) and VicTrack do not object to the application,
subject to conditions.
In a letter dated 23 January 2015, Public Transport Victoria provided its formal referral response
with input from the Ports and Network Integration Group with the Department of Economic
Development, Jobs, Transport and Resources and VicTrack, to the master plan report and plans
dated 31 October 2014. The conditions are comprehensive and address public transport
infrastructure and service protection during construction and upon completion, train driver safety,
noise attenuation for residential amenity and external materials and finishes. Two permit notes
addressing noise attenuation and access to the building façade after the rail viaduct is widened are
also identified.
The permit applicant has confirmed that the PTV conditions are acceptable. The recommended
permit includes all the conditions and permit notes directed to be included by PTV.

Assessment
State Planning Policy Framework
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The previous analysis confirms that the proposed development is consistent with policies, objectives
and strategies at Clause 11 Settlement, Clause 16 Housing and Clause 18 Transport in the SPPF.

Local Planning Policy Framework
Municipal Strategic Statement
The previous analysis confirms that the proposed development is consistent with policies, objectives
and strategies in the MSS. In particular, the site is included in the Docklands Urban Renewal Area as
shown on the Growth Area Framework Plan at Clause 21.04.
The development is also consistent with Housing objectives and strategies at Clause 21.07 that
encourage the most significant housing and population growth in the Central City and Urban
Renewal Areas.

Land Use
Dwelling and the selected Retail land uses do not require a planning permit in the Capital City Zone
Schedule 1 and are appropriate uses for the land. In particular the retail uses will activate street
frontages.
Residential uses are appropriate in this location subject to permit conditions to confirm the
environmental condition of the land and design requirements to address noise attenuation to
ensure reasonable standards of internal amenity for residents.

Height, Massing and Design
Clause 22.01: Urban Design within the Capital City Zone
This policy is used to assess detailed plans for developments within the Capital City Zone. Conditions
in the permit require detailed development plans for each stage to be prepared and approved
before construction of the stage commences. The detailed development plans will be assessed
having regard to the Urban Design policy’s objectives and design standards.
There is insufficient design detail provided in the master plan to respond to specific objectives and
design standards for facades, city and roof profiles, projections, and wind and weather protection in
the policy. However, these design matters will be addressed in the detailed development plans.
The building design objectives and design standards in the policy are relevant and address
preferred podium height (30- 40m); preferred setbacks (10m) from the street frontages for towers
above the podium, and a preferred 24m setback for development above 45m from any surrounding
podium/ tower development. The design standards in the policy also require new residential uses to
incorporate design measures to attenuate noise to ensure reasonable internal amenity.
Podium height
The north and south podium have a maximum height of 19m above street level and this provides for
5 levels ( ground plus 4). This height is considered to be an appropriate response to the site’s
context and provides an appropriate pedestrian scale to the street frontages.
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Tower setbacks to main road frontages
Tower 1 is set back a minimum of 5m above the podium on Little Dock Road and a minimum of
1.85m from Siddeley Street increasing to a maximum of 29m.
Tower 2 is set back a minimum of 5.9m above the podium on Spencer Street, noting that the podium
is setback 2.5m from the title boundary on Spencer Street. Tower 2 is therefore set back a total of
8.4m from the title boundary on Spencer Street.
Tower 3 is set back a minimum of 5m above the podium on Spencer Street, a minimum of 10.6m on
Flinders Street and between 1.8m and 9.5m on Siddeley Street. The tower setback is a minimum of
7m to the closest edge of rail Easement E-2.
The proposed tower setbacks above the podium on the site’s main road frontages are considered to
be an appropriate response to the site’s context and will maintain the pedestrian scale to the street.
Tower setbacks to Siddeley Street
The tower setback to Siddeley Street above both podia is a minimum 1.8m. This is well below the
preferred 10m setback to street frontages in the Urban Design Policy. However, the setback varies
along Siddeley Street, increasing to 29m on the south side of Siddeley Street for Tower 1. On the
north side of Siddeley Street, the setback increases to 9.5m midblock for Tower 3. The variation in
setbacks avoids a continuous and consistent wall with minimum setbacks along the full length of
both sides of Siddeley Street.
Approval of the building heights plan and typical tower plan as part of the master plan will formalise
the variation in tower setbacks to Siddeley Street and ensure the setback variations for the three
towers are achieved with the ultimate development.
Siddeley Street
The issue is the adverse impacts on the amenity of the public realm if Siddeley Street is built over in
part. Siddeley Street has a reserve width of 19.38m. While the surface of the street is a public road,
the air space commencing at approximately 7.5m above the surface level of the street is privately
owned.
In response to Melbourne City Council’s position that Siddeley Street should be open to the sky for
its full length, the permit applicant agreed to delete all building over Siddeley Street.
Siddeley Street is open to the sky and will make a significant contribution to the public realm. This
outcome can be secured through the master plan approval process.
Siddeley Street open to the sky is a key feature of the master plan that will encourage street level
activation and provide sunlight access, promote healthy street trees, and an attractive pedestrian
environment/ public amenity for residents and visitors.
The width of the street open to the sky also provides daylight, privacy and fresh air to the
apartments on both sides of the street.
Apartment separation
The master plan provides a minimum separation of 14m and maximum separation of 29m between
Tower 1 and Tower 2.
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The minimum separation distance for the towers on the south side of Siddeley Street and Tower 3
on the north side of Siddeley Street is 23m.
The apartments in the podium levels on the north and south sides of Siddeley Street are separated
by the width of Siddeley Street (19m).
It is considered that the separation distances in the master plan provide the opportunity for
reasonable standards of internal amenity to be achieved when detailed development plans are
prepared.

Overshadowing of the Yarra River and Public Realm
The maximum height for the three towers shown on the building heights drawing and sections in the
master plan have been determined by the requirement in the Capital City Zone Schedule 1 that
prohibits buildings and works that would overshadow the south bank of the Yarra River between
11am and 2pm on 22 June ; the Sunlight to Public Spaces Local Policy at Clause 22.02, and an
appropriate response to the built form context and streetscape.
The building heights drawing in the master plan provides for three towers with raked upper levels, to
meet shadow requirements in the planning scheme. Tower 1 and Tower 2 have a maximum height
of RL88.80m. Tower 3 has a maximum height of RL110.10m.
- South bank of the Yarra River
Under Schedule 1 to the Capital City Zone, buildings and works that would cast a shadow over the
south bank of the Yarra River between 11am and 2pm on 22 June are prohibited.
Based on the 3D digital information provided to the Department on 10/12/2015, the Department’s
modelling has confirmed that development designed within the maximum building heights drawing
in the master plan would not overshadow the south bank of the Yarra between 11am and 2.00 pm
on 22 June. The master plan does not infringe this prohibition.
- North bank of the Yarra River
Under Schedule 1 to the Capital City Zone that applied up to 4 September 2015 before Amendment
C262 commenced, a planning permit was required to construct a building or carry out works which
would cast a shadow across the north bank of the Yarra River between 11.00 am and 2.00pm on 22
June. A permit may only be granted if the responsible authority considers the overshadowing will
not prejudice the amenity of the Yarra River corridor.
Based on the 3D digital information provided to the Department on 10/12/2015, the Department’s
modelling has confirmed that development designed within the maximum building heights drawing
in the master plan will not create any additional shadow on the north bank of the river between
11.00 am and 2.00pm on 22 June. The shadow falls within the existing shadow cast by the Crowne
Plaza Hotel and the World Trade Centre.
In these circumstances, it is considered that the overshadowing of the north bank does not prejudice
the amenity of the Yarra River corridor.
- Parkland generally
Schedule 1 to the Capital City Zone requires a permit to construct a building or construct or carry out
works which would cast a shadow between 11.00 am and 2.00pm on 22 March and 22 September
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over public space, public parks and gardens, public squares, major pedestrian routes including
streets and lanes and privately owned plazas open to the public. A permit may only be granted if the
responsible authority considers the overshadowing will not prejudice the amenity of those areas.
Based on the 3D digital information provided to the Department on 10/12/2015, the Department’s
modelling has confirmed that shadow cast by development within the building heights drawing in
the master plan falls within the existing shadow cast by the Crowne Plaza Hotel and the World Trade
Centre between 11.00am and 2.00pm on 22 March and 22 September.
In these circumstances, it is considered that the overshadowing resulting from the development
within the building heights diagram in the master plan will not prejudice the amenity of the parkland
along the river.
- Architectural features and roof plant
The building heights drawing in the master plan does not include provision for architectural features
and roof plant. Conditions in the permit require detailed development plans for each stage of
development to show architectural features and all roof plant and to provide shadow diagrams
including these features between 11am to 2pm on 22 June, 22 March and 22 September to confirm
shadow impacts.

Design Quality and Internal Amenity
The proposed building envelopes in the master plan create an opportunity for a building to be
designed within the envelope. However, the design quality of the architectural expression and
appropriate internal amenity for apartments are required to be addressed in the detailed
development plans for each stage required as a condition in the permit.
The master plan includes Principles, Objectives and Criteria to guide the preparation of detailed
development plans for each stage of development. These address public realm, podiums, towers,
internal amenity, staging and sustainability.
The master plan includes following broad design criteria for towers:
•

The height of each tower should be differentiated; the southeast corner as the lowest and
the north west corner as the highest point;

•

The towers should appear as one cohesive development whilst still allowing for variation
across the façade treatments;

•

Towers 1 and 3 should have differentiated design features from one another, but preferably
sharing some design features as well;

•

Tower 2 should have the cohesive architectural treatment. The facades facing to the streets
and facing to the podium should have the differentiated design features from each other;
Preferably, but not limited to, Towers 2 and 3 should have terraced roof top features sloping
down from north to south;

•

Providing separate residential entrances for all the towers with setbacks of 1-3m from the
dominant building line.

The broad design criteria for apartments are:
•

Variety of apartment size and typologies shall be distributed in all towers and podiums;

•

All habitable spaces including bedrooms should have direct access to natural light;
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•

Towers and apartment layouts should be oriented to avoid direct overlooking.

While the principles, objectives and criteria provide a general framework to guide the development
of detailed development plans for each stage of development, a condition in the permit requires the
design criteria to be revised to improve clarity and be consistent with the current plans.
A permit condition also requires detailed development plans for each stage of development to
demonstrate ( among other things) that a high standard of architectural and design quality is
achieved for the building and the public realm and that an appropriate standard of internal amenity
is achieved for all apartments.

Design Differentiation
The detailed design of the podia and the three towers is yet to developed. However, the building
envelopes provide the same raked form for the upper levels of the three towers and the conceptual
images in the master plan on pages 58 and 59 show a very similar design solution. There is the
potential for the three towers to read as a single large form, if an individual design response for each
tower and crown is not achieved.
Melbourne City Council shares this concern and commented that greater variance in building height
and form is required, whilst not overshadowing the south bank of the Yarra River.
The images in the master plan demonstrate that a distinctive design response for each of the three
towers is essential to “break up” the potential mass of the combined buildings and create visual
interest to differentiate the three towers. In this context, the tower setbacks above the podium and
the separation distances between the three towers, particularly the width of Siddeley Street open
to the sky, make a critical contribution to the potential for an acceptable architectural response.
The envelope for Tower 3 on the north side of Siddeley Street is irregular in shape and features
curved and angled corners to the building with central indents that provide the potential to “break
up” the mass of the building and reduce its visual dominance.
Tower 2 on the south of Siddeley Street extends along Spencer Street and features a long façade,
that will require an individual design response to break up the façade and create visual interest and
relief.
An individual design solution will be required to differentiate the towers and break up perception of
visual bulk when viewed from all directions. Design differentiation for the three towers can be
achieved through conditions in the permit that require detailed development plans to demonstrate
design differentiation and variation in the façade strategy and external materials and finishes.

Acoustic Attenuation
The subject land is located in an environment with multiple noise sources that have the potential to
affect residential amenity. The elevated railway viaduct is a significant noise source that must be
addressed as part of the detailed design for Tower 3 and the apartments closest to the viaduct. The
decision guidelines in Schedule 1 to the Capital City Zone require habitable rooms of new dwellings
adjacent to high levels of external noise should be designed to limit noise levels to a maximum of
45dB in accordance with the relevant Australian Standards for acoustic control.
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The design standards in the Urban Design within the Capital City Zone Policy at Clause 22.01 require
new residential uses to incorporate design measures to attenuate noise.
The permit application documentation includes an Acoustic Assessment Report prepared by
Marshall Day Acoustics (MDA). The report provides a high-level overview of the acoustic issues for
the site and provides preliminary guidance to inform the master plan.
The MDA report identifies a number of challenges for residential uses that will need to be addressed
in the detailed design. These include:
•

Train noise from the elevated train tracks;

•

Tram and train noise from Flinders Street and Spencer Street;

•

Roof plant from the adjacent building to the west;

•

Roof plant and pedestrian activity at the Crowne Plaza Hotel;

•

Roof plant and activity at the entertainment venues to the south-west;

•

Helicopter noise from the Yarra River helipad.

Conditions in the permit require an appropriate internal noise environment for apartments and
include the PTV conditions and permit note to address noise attenuation.

Active Street Frontages
The Urban Design within the Capital City Zone policy includes objectives directed towards improving
the experience of the area for pedestrians and design standards under “access and safety” include
minimising the impact of access to car parking and service areas on street frontages; providing offstreet refuse storage and loading facilities that are screened from public view; fronting streets with
active uses to increase interest, use and the perception of safety; and avoiding alcoves and recesses
that are unable to be observed by pedestrians.
The Ground Floor Plan Reference A500 Rev G in the master plan provides for retail uses at street
level frontages where practical. The detailed design for the street level is yet to be developed.
The vision for Siddeley Street is to:
“Provide an activated friendly pedestrian environment. Siddeley Street is the major residential access
point with lobbies entering from Siddeley Street. The master plan provides retail frontages to the
street and through the use of street planting and traffic slowing mechanisms, Siddeley Street can be
developed into a comfortable pedestrian scale street”.
The master plan also provides for apartments in the podium levels to address street frontages and
increase passive surveillance of streets.
Loading facilities and waste storage rooms are provided on the ground level in each podium. The
facilities are internal to the site, secured via a roller door and will not be visible from the street.
There are two entry lobbies to Tower 3. Both entries are setback from the street frontages, with the
podium levels above overhanging the entry space. The entrances will be highly visible from the
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public realm and the design will be further developed with the detailed development plans for each
stage.

Environmental sustainability
The Energy, Water and Waste Efficiency requires an Environmentally Sustainable Design Statement
to demonstrate how the proposed development meets the policy objectives and requirements.
The Principles, Objectives and Criteria in the master plan include ESD commitments to clear
minimum required ESD ratings by at least one point or star. Additional ESD commitments include:
•

Providing parking preferably in the order of 0.5 spaces or less per apartment and never more
than 0.7 spaces per apartment;

•

Preparing green travel plans in accordance with PTV requirements;

•

Encouraging secure bicycle parking above minimum compliance levels;

•

Encouraging car- sharing on- site or on the street;

•

Investigating joint waste, water and energy management with the Crowne Plaza Hotel.

Melbourne City Council recommended the a condition be included in the permit that requires an
Environmentally Sustainable Design (ESD) Statement to be prepared by a suitably qualified
professional.
An Environmentally Sustainable Design Statement is not provided because detailed development
plans have not been prepared. However, a condition in the permit requires an ESD statement to be
provided for each stage of development to ensure that the requirements in the policy are addressed.

Stormwater Management
The Stormwater Management (water sensitive urban design) local policy at Clause 22.23 applies to
all new buildings and requires all applications to include a Water Sensitive Urban Design response.
A Water Sensitive Urban Design response is not provided because detailed development plans have
not been prepared. This matter is addressed through permit condition.

Wind Impacts
Wind specialists, MEL Consultants Pty Ltd prepared report addressing environmental wind speed
measurements on a wind tunnel model of the original 4 tower scheme for the site. The tunnel test
showed that wind conditions in the public realm at most test locations for the Basic Configuration
(no trees) were either on or within the criterion for walking comfort. However, the wind conditions
on Spencer Street for north-west sector winds and on the corners of the development along Flinders
Street for north west and south-west sector winds were shown to be over the criterion for walking
comfort. The wind consultant therefore recommended a 3m wide canopy at level 1 along Flinders
Street and wrapping around the east and west sides of the development to bring wind conditions at
these test locations for these wind directions to be either on or within the criterion for walking
comfort.
The plans show the canopy projecting over the property title boundary on these street frontages.
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The current master plan dated 21 August 2015 proposes three towers, with significant tower set
backs on the north, east and west sides of Tower 3 and the east and west sides of Tower 1 and 2
which is beneficial for wind amelioration at pedestrian level.
A further report addressing environmental wind speed measurements on a wind tunnel model of the
current master plan was provided on 30 September 2015. The testing included the canopy wrapping
around the north podium, consistent with previous recommendations. The pedestrian wind level
conditions in the streetscapes surrounding the proposed development were shown to be either on
or within the criteria for walking comfort for all wind directions, with conditions at a number of test
locations achieving the short term stationary criterion.
As a policy the Department requires short term stationary criteria to be met at building entry
lobbies. The current wind report shows that this criteria is not met on the Siddeley Street entrances,
where walking criteria is met.
Melbourne City Council recommended a number of permit conditions to address wind impacts and
ensure acceptable wind condition to the street and to the podium roof top and stationary criteria to
all entrance lobbies.
A permit condition requires a wind tunnel test and Environmental Wind Climate Assessment Report
to be submitted for each stage of development.

Traffic and parking
GTA Consultants prepared a Traffic Impact Assessment that was submitted with the permit
application. The report addressed parking, bicycle facilities, loading and waste collection, and traffic
impact. It also provided a Functional Layout Concept Plan for Siddeley Street.
GTA concluded that:
•

The number of parking spaces (461 in original application , 451 spaces with amended master
plan) complies with the Capital City Zone parking precinct plan and is considered
satisfactory;

•

The proposed car parking layout is generally consistent with the dimensional requirements
as set out in the Melbourne Planning Scheme;

•

The provision of 160 bicycle spaces does not meet the requirements of Clause 52.34 Bicycle
Facilities. GTA recommended that the full requirements of Clause 52.34 be met in the
detailed development plans for each stage;

•

The proposed loading arrangements are considered appropriate for the development;

•

The impacts from the anticipated increase in traffic movements is considered to be
satisfactory;

•

An Integrated Transport Plan should be prepared for each stage of development.

GTA provided an updated Traffic Impact Assessment for the amended master plan report dated 21
August 2015. The report concludes that amended master plan presents a better outcome for the
transport network compared to the original proposal because the number of car parking spaces is
reduced.
-

Motorcycle parking
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Under Schedule 1 to the Parking Overlay, one motorcycle parking space for every 100 car parking
spaces is required. Based on 451 spaces, 5 motorcycle spaces are required. The master plan provides
7 spaces and therefore exceeds the minimum requirements.
At the request of Melbourne City Council, the permit applicant has agreed to provide motor cycle
parking at the rate of 1 space to every 50 car parking spaces.
-

Melbourne City Council Engineering Services

As part of the assessment process, Melbourne City Council Engineering Services provided comments
dated 22 October 2014 on the development proposed in the original master plan and recommended
a number of conditions identifying matters to be addressed in the detailed development plans for
each stage of development. The permit applicant has confirmed that the engineering conditions are
acceptable.
-Bicycle facilities
The master plan provides 160 bicycle parking spaces in the south podium, with no spaces in the
north podium. This response is well short of the minimum required (325) to satisfy Clause 52.34, and
spaces should be provided in each podium.
This matter is addressed by permit conditions that require at least the minimum requirements in
Clause 52.34 to be achieved in the detailed development plans.

Waste Management
The permit includes a condition requiring a Waste Management Plan and a Loading Management
Plan for each stage of development

Internal Amenity
Conditions in the permit require the detailed development plans for each stage to provide adequate
internal amenity for all apartments with direct daylight access provided to all habitable rooms
including bedrooms.

Site Conditions
The subject land is not included in the Environmental Audit Overlay that triggers the requirement
for a Statement or Certificate of Environmental Audit to confirm the site conditions are suitable for
residential use.
A photograph provided by the permit applicant shows that the site was previously a ship loading
dock and was filled to create a development site, now occupied by the Crowne Plaza Hotel and the
Melbourne Exhibition and Convention Centre.
Given the site was filled in the past, it is prudent to include a condition to require a Preliminary
Environmental Assessment to determine if the land is suitable for the intended residential use. The
condition also requires the permit applicant to carry out a Comprehensive Environmental
Assessment if the preliminary assessment shows that this is required.

Conclusions and Recommendation
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Based on the assessment it is concluded the development shown in master plan dated 21 August
2015 complies with the policies and objectives in the Melbourne Planning Scheme at State and local
level. The policies encourage high density residential development in the Docklands Urban Renewal
Area. The ultimate development of the site in accordance with the approved master plan will
ultimately provide 1060 apartments and make a significant contribution to the quantum of new
housing opportunities provided in Docklands.
The site is appropriate for the proposed development because it is well-served by public transport
with convenient access to the central city and services and facilities. The master plan includes retail
uses at ground level to activate street frontages and improve public safety in the area.
In addition to new housing and retailing, approval of the master plan also secures Siddeley Street
open to the sky for its full length across the subject land. This is considered to be a major public
benefit that will significantly enhance the area and the public realm and is consistent with
Melbourne City Council’s expectations.
The number of parking spaces provided is far less than the number allowed in the schedule to the
Parking Overlay and this is also consistent with planning policies that encourage the use of public
transport.
The Architectural Drawings in the master plan combine to provide the “building envelopes” for the
future development of the site and have responded appropriately to the site’s opportunities and
constraints. In particular, the Department has verified that development designed within the
maximum heights with raked upper levels for the three towers will not overshadow the south bank
of the Yarra River between 11am and 2pm on 22 June. Furthermore, the shadows cast by buildings
within the master plan envelopes fall within existing shadows on the north bank of the Yarra River at
the relevant control times in the planning scheme. It is considered that the shadow impacts are
therefore acceptable.
The initial wind assessment is supportive and a condition requires a wind tunnel test of the detailed
development plans for each stage of development to confirm that acceptable wind conditions for
pedestrians are achieved.
Melbourne City Council, VicRoads and Public Transport Victoria, the Ports and Network Integration
Group, and VicTrack support the proposed development and the application, subject to conditions.
It is therefore recommended that a decision is made to grant planning permit 2014/003115 for the
staged redevelopment of 7-23 Spencer Street Docklands including construction of three buildings for
the purpose of Dwellings and Retail premises ( other than Adult sex bookshop, Department store,
Hotel, Supermarket and Tavern ) in accordance with the master plan prepared by Elenberg Fraser
Pty Ltd dated 21 August 2015.
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