300 Albert Street
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Planning Permit Application No. 2013/007240
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Department of Transport, Planning and Local Infrastructure

1 Summary
Mirvac Victoria Pty Ltd and Freemasons Victoria Pty Ltd seek approval to redevelop the land at 300
Albert Street, East Melbourne for a multi-storey mixed use development consisting of dwellings,
office, ground floor retail (cafe), purpose built Masonic facility (place of assembly) and associated car
parking.
The site is home to the Dallas Brooks Hall and associated at grade car park. The Centre was built in
1969 following the purchase of the land by the Freemasons Victoria from the Presbyterian Ladies
College. The Centre was constructed as the home of the United Grand Lodge of Victoria with the
building itself named after General Sir Dallas Brooks, who was Grand Master of the United Grand
Lodge of Victoria from 1951–1963.
The Centre has been used over the decades as a major events venue in Melbourne, and comprises a
2,000 seat auditorium, nine rooms which are used for meetings, seminars and training. It offers inhouse catering and has been used in the past for events such as University Graduations, weddings,
conferences and union meetings and lectures. User expectations and the quality of competing venues
coupled with a reduction on Freemasonry membership has led to the need for change and renewal of
masonic facilities to meet current and future needs.
In assessing the planning merits of the proposal, this report will examine:


The appropriateness of the proposed development within the context of the site and
surrounding area and the policy framework of the Melbourne Planning Scheme.



The proposed development’s response to the relevant planning controls affecting the site and
surrounds, in particular the Design and Development Overlay Schedule 20 (DDO20) which
applies discretionary height and setback controls across the site.



The proposed developments response to its urban context including its interface with the
Epworth Hospital and subsequent amenity outcomes.

The design objectives of the DDO20 seek to protect and enhance the appearance of Victoria Parade
as a major boulevard and to minimise overshadowing and visual dominance of buildings upon Fitzroy
Gardens.
In summary it is considered that the proposal in a modified form is worthy of support. A reduction in
height, increase of building separation (to the Epworth Hospital) and street setbacks coupled with
appropriate landscaping will ensure that the development responds to its context, while enabling
urban renewal to occur on an otherwise underutilised site.

2 Recommendation
The application has been considered by the Planning Department of the City of Melbourne and the
Officer comments have been received. The Future Melbourne Committee has resolved to object to the
application.
The recommendation to the Minister for Planning is to approve the planning application and issue a
Notice of Decision to Grant a Permit.
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3 Application Details
Key Elements
Land /Address:
Application No:
Proposal:

Comments

Date Lodged with DTPLI
Applicant:
Zone and Overlay Controls

31 July 2013
Freemasons Victoria and Mirvac Victoria Pty Ltd
Commercial 1 Zone (former Business 2 Zone)
Design and Development Overlay – Schedule 20 (Area 38 – Victoria
Boulevard Edge)
Design and Development Overlay – Schedule 20 (Area 43 – Albert
Street / Fitzroy Garden Edge)
Heritage Overlay Schedule 2 (HO2)

Why is a permit required:

A permit is required to:

300 Albert Street, East Melbourne
2013/007240
Demolition of the existing building, buildings and works for the
construction of a multi-storey building comprising dwellings, office and
administration, place of assembly and reduction in the visitor parking
space requirements and alteration of access to a road in a Road Zone
Category 1.

Use land for dwellings and a place of assembly
Demolish buildings and to construct buildings and carry out works
Reduce the car parking requirements of the Melbourne Planning
Scheme
Alter access to a road in a Road Zone Category 1
Height
PANS-OPS / Flight Paths
Car Parking and Bicycle
Facilities
Gross Floor Area (GFA)
Applicant:
Public Notification

The building height of 56.65 metres (including plant and equipment) is
below the Obstacle Limitation Surface (OLS) and the Procedures for Air
Navigational Services- Aircraft Operations Surface (PANS-OPS) of
between 225 metres and 300 metres approximately.
473 car parking spaces.
303 bicycle spaces.
‘0’ designated motor cycle spaces
68,054 square metres
Freemasons Victoria and Mirvac Victoria Pty Ltd
Undertaken between 18th October 2013 and 7th November 2013.
Second round consultation with objector parties carried out between 5
March 2014 and 26 March 2014
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Figure 1 – Site Locality Plan

Figure 2 – Urban Context Plan
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Figure 2 – Perspective Image of Proposal (Albert Street/Eades Street corner)
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4 Background
Urbis, on behalf of the applicant (Mirvac Victoria Pty Ltd and Freemasons Victoria) lodged a planning
permit application with the Department of Transport, Planning and Local Infrastructure (DTPLI) on 31
July 2013 for the proposed development.
A request for further information was sent to the applicant on 26 August 2013 and the response
package received by DTPLI on 30 September 2013 (Bates Smart Architectural Drawing set dated 25
September 2013).
As part of this further information request the applicant submitted amended plans responding to
issues raised by DTPLI Officers. The amended scheme introduced a 5 metre upper level setback from
Victoria Parade and increased the building separation between Epworth Hospital and the proposed
development.
The amended permit application was formally advertised between 18 October 2013 and 6 November
2013. A total of 11 objections were received, including from the City of Melbourne (Council) and
Epworth HealthCare (whose site sits adjacent, to the north and east).
The applicant subsequently informally lodged ‘concept plans’ responding to the planning and
consultation process with relevant stakeholders. These concept plans were circulated to all objectors
who were provided with an opportunity to comment. All objections were maintained with an
additional two responses received, again from Council and Epworth HealthCare.
In summary the ‘concept plans’ reduced the height of the development, increased separation from
the Epworth Hospital and proposed to offset the loss of yield through wider floor plates (along
Victoria Parade) and reduced setbacks along Albert Street.
Further detail of the proposed changes is as follows:
Victoria Parade


The overall height of the Victoria Parade building has been reduced by 2 levels, bringing the
height down from 51m to approximately 44m.



A continuous vertical notch has been incorporated on the Victoria Parade façade above the
podium levels. The notch provides an additional visual break on the Victoria Parade façade.



The podium of the Victoria Parade building has been reduced by 1 level and widened to suit
Freemasons accommodation over 3 levels (originally provided over 4 levels).



The residential component of the Victoria Parade building has been reduced by 1 level.



The floor plate has been widened and centered on the podium to create a balanced 1.7 metres
set back along Eades St and on the eastern side of the podium facing the Epworth Freemasons
Hospital.

Interface with Epworth Freemasons Hospital (northern elevation)


The setback has been increased to provide a continuous 9 metre separation between Levels 2 –
11 of the proposed development and the Epworth Freemasons Hospital.



The extent of clear glazing to the Northern apartments facing the Epworth Freemasons Hospital
has been reduced to 50%. A translucent film can be applied to the clear glazing up to
approximately 1600mm high to provide additional privacy between future residents and Epworth
Freemasons Hospital occupants.



A tree lined garden has been incorporated at ground level. A pergola with climbing plants has
been incorporated from the roof of Level 1 to Level 4 to provide an additional layer of privacy
screening and provide a green outlook from the Epworth Freemasons Hospital.
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Eades Street


A continuous vertical notch has been incorporated on the Eades Street facade. The notch aligns
with the car park entry and provides a visual break ion the long façade. Compared to the original
submission, this creates a further set back of 2.5 metres at Level 3 to 5 and 1.5 metres at level 6
to level 10.

Albert Street Setbacks (also visible in the Eades Street elevation)
Adjustments to the built form at the Albert Street frontage have been made based on the multiple
discussions with various stakeholders through this process. These adjustments shown in the concept
plans have provided an overall building form that is closer to the 27.5 degree plane of the existing
Dallas Brooks Hall and minimize the extent of built form outside of this existing view plane from
Albert Street. The increased setbacks at the upper levels minimize the perception of built form at the
upper levels when viewed from the street and the gardens. These adjustments to Albert Street are
detailed below:


The set back of eastern and western wings at ground and Level 1 has been reduced to 6.5
metres minimum to the glass line but is typically 8 metres to the glass line.



The set back of eastern and western wings at Levels 2-5 has been reduced to 5.0m minimum to
the glass line but is typically 6.5 metres to the glass line.



The set back of eastern and western wings at Levels 6-8 has been increased by a further 6.5
metres.

The set back of central portion of the building running east / west has been reduced by 0.6
metres.
The concept plans were not formally submitted and therefore do not form part of the application,
however, they have been used to assist with the formulation of permit conditions requiring changes to
the proposal prior to the endorsement of plans.



Refer to Concept Plans and supporting documentation dated 21 February 2014.

5 Proposal
The proposal seeks to demolish the existing Dallas Brooks Hall and develop a multi-level building
consisting largely of dwellings with some commercial, retail and purpose built Masonic facilities. The
area set aside for the Freemasons is to be located on the Victoria Parade / Eades Street corner with
frontage to Victoria Parade. The permit application evolved throughout the process with changes to
street setbacks, greater separation from the Epworth Hospital and an overall reduction in height of
various parts of the development.
The key elements of the proposal are as follows:


Demolition of existing Dallas Brooks Hall.



56.65 metre tall building (including plant and equipment) to Victoria Parade and stepped building
form to Albert Street with a lower height of approximately 41 metres (centrally located within the
site) due to the site’s sloping topography.



273 apartments.



Mix of dwelling sizes – 30% 1 bedroom, 45% 2 bedroom, 22% 3 bedroom, 3% 4 bedroom.



Dedicated Freemasons accommodation fronting Victoria Parade of approximately 3,500 square
metres, including 3 lodge rooms, place of assembly (1000 square metres), office space
(2,500sqm with ancillary amenities) and small café at ground level. It is proposed to continue
the operation of the place of assembly in accordance with the existing use rights established by
the Dallas Brooks Hall. The place of assembly with operate with a maximum of 180 patrons.



473 car parking spaces contained within basement levels.



303 bicycle spaces.
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Total Gross Floor Area of 68,054 sqm.



Loading and Unloading from Albert Street and Eades Street.



Vehicle access from Eades and Albert Streets.



Pedestrian access from all street frontages.



Large landscaped forecourt garden to Albert Street with an area of approximately 1900sqm.



Setbacks:
North – 0 metres (at the lower levels) to 5 metre setback of the tower component to
Victoria Parade (levels 6 – 16)
South – 4 metres to 34 metres
West – 0 metres to 1.5 metres
East – 0 metres to 1 metre (ground to level 6) and 0 metres to 3 metres (level 7 to
level 16).

Assessment of the proposal is based on the lodged permit application plans described above, noting
that the concept plans offer a reduction in height and increased building separation.
Refer to Architectural Plans “Response to Request for further Information - 25 September 2013”

6 Site and Surrounds
The subject site is located on the corner of Albert and Eades Street, East Melbourne and extends
northwards onto Victoria Parade. The majority of the site contains the Dallas Brooks Hall, with a
portion of the site on the corner of Eades St and Victoria Parade currently used for car parking (see
Figure 1 below). The main pedestrian access to the site is from Albert Street, with a secondary
entrance located off Victoria Parade (at the back of the car park area).
Vehicle access to the site is via a single crossing directly off Eades Street into the at-grade car park
on the corner of Eades Street and Victoria Parade. A double width crossover is also located off Albert
Street (to the east of the entrance) providing access to a small ramped car parking area adjacent to
Dallas Brooks Hall as well as the shared loading area used by the Hospital and the Centre.
Additionally there are three existing crossings onto the site from Victoria Parade, two of these are not
currently in use, while the third provides for authorised access only and is used as the ambulance bay
for the Epworth Hospital.
The site is irregular in shape, with three key frontages, including a frontage to Albert Street of 110
metres, to Eades Street of 100 metres and Victoria Parade of approximately 40 metres, with a total
site area is 8,139 square metres. The site has a fall of approximately 5 metres from north to south
along Eades Street. Eades Street provides a connection between Victoria Parade in the north, across
Albert Street and through to the Fitzroy Gardens and Wellington Parade in the south.
The site sits within Lots 1, 6 and part of Lot 5 on Title Plan 674373J. The Epworth Freemasons
Hospital, located to the north and east of the subject site on Victoria Parade, is situated over Lots 2,
3, 4 and part of Lot 5.
The existing Dallas Brooks Hall is setback 11 metres from Albert Street and between 9.8 metres and
10.2 metres from Eades Street. The visual presence of the Dallas Brooks Hall is softened by its
setbacks and presence of mature trees.
Details of the current site uses are as follows:
Freemasons Offices


Net leasable area of 2,860m2.



20 full-time employees.
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39 on-site car spaces.

Dallas Brooks Hall


Approximately 80 different organisations and groups use the centre annually.



Includes an auditorium, function rooms and club rooms with a capacity for the following
patronage.



Auditorium 2,000 patrons.



Albert Ballroom 1,100 patrons (standing).



Board & Burgundy 200 patrons (standing).



Club rooms 200 (standing).



18 on-site car spaces.

6.1 Immediate Surrounds
To the North - Is Victoria Parade, which consists of three traffic lanes in each direction and tram

lines in the centre median. Victoria Parade is a principal east-west tree lined boulevard comprising a
number of commercial uses, with a particular focus on medical and educational uses towards the
western end. The Victoria Parade streetscape is varied in terms of building heights, with higher
building forms located closer to the CBD

To the east – Two double storey ‘B’ graded heritage buildings of the Victorian era located on Albert
Street which are used for commercial purposes, a 1930’s art deco apartment building and the double
storey Queen Anne villa. Along Victoria Parade, and currently within the same title as the
development site is the Epworth Freemasons Hospital.
The north east part of the site interfaces with the Ambulance entrance and short term emergency
parking area. Further east along Victoria Parade is a three storey commercial building and then a
series of double storey Victorian buildings.

To the south - On the opposite side of Albert Street, is Fitzroy Gardens which extends from Albert
Street through to Wellington Parade. This is a significant public open space within East Melbourne.

To the west -On the opposite side of Eades Street is a double storey 1920’s Christian Brothers

College building, which is located on the north-west corner of Albert Street and Eades Street. This
building has a setback from Victoria Parade which differs to surrounding buildings. On the south-west
corner of Victoria Parade and Eades Streets, is the three storey bluestone Catholic Theological College
and later contemporary additions that wrap around its south and west sides. Between these two
buildings is a recently built 8-storey contemporary residential development (Sinclair Apartments).

7 Policy Context
7.1 State Planning Policy Framework
The State Planning Policy Framework (SPPF) provides broad policy direction within the Victorian
Planning Provisions. The planning principles set out under the SPPF are used to guide decision
making on planning proposals across the state.
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The following key SPPF policies are relevant:


Clause 11 – Settlement



Clause 15 – Built Environment and Heritage



Clause 16 – Housing



Clause 18 - Transport

The thrust of the above policies is to encourage appropriate land use and development which
enhances the built environment; supports economic growth, delivers diversity in housing supply to
meet existing and future needs and integrate transport and infrastructure planning. An assessment
against the above policies is provided in Section 9 of this report.

7.2 Local Planning Policy Framework
The Municipal Strategic Statements (MSS) and Local Planning Policy Framework (LPPF) within
Planning Schemes across Victoria outline principal characteristics of a given municipality (municipal
profile) and provide specific visions, goals, objectives, strategies and implementation plans. The MSS
within the Melbourne Planning Scheme identifies seven key themes for Settlement, Environment and
Landscape Values, Built Environment and Heritage, Housing, Economic Development, Transport and
Infrastructure.
The following key local planning policies (Clause 22) are relevant to the proposal:


22.02 – Sunlight to Public Places Policy



22.05 – Heritage Places outside the Capital City Zone



22.17 – Urban Design outside the Capital City Zone



22.19 – Energy, Water and Waste Efficiency



22.23 – Stormwater Management (Water Sensitive Urban Design)

The thrust of the above policies is to encourage high quality urban design outcomes and to ensure
that development is environmentally sustainable and recognises its impact on, and contributes to the
public realm. An assessment against the above policies is provided in section 9 of this report.

7.3 Plan Melbourne
The government has released the vision for the city to 2050, ‘Plan Melbourne’. Under Direction 4.2
(Protect Melbourne and its suburbs from inappropriate development), one of the initiatives is to:

‘Protect unique city precincts and our waterways from inappropriate development’.
Short term actions to achieving this aim include implementing mandatory height controls in and
around appropriate Central City locations such as the Bourke Hill precinct and East Melbourne.
This document does not specifically define which parts of East Melbourne such mandatory height
controls would impact and therefore this direction does not limit the future development as proposed
or determination of the permit application. All development, including that within East Melbourne
must be weighed up against a variety of factors including site location, built form context and
landscape setting, impacts to the surrounding development and benefits to the City.
Plan Melbourne also recognises Melbourne’s population will increase to more than 6.5 million people
by 2050. This additional population will require housing, employment and ancillary services and
facilities. Part of the direction is to ensure this increased population can be catered for without
unreasonably impacting on the existing qualities of Melbourne’s suburbs. The proposed development
is located within a large parcel of Commercial Zoned land, without immediate Residentially Zoned
neighbouring properties. The site’s zoning, coupled with its very large size and proximity to services
makes it an ideal site to locate future development.
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7.4 Statutory Controls
The following controls apply to the site, with planning permit triggers and requirements described
below:
Planning Control

Permit / Application Requirement(s)

Commercial 1 Zone

Permit required to:

(Clause 34.01)



Use land for ‘accommodation’ (i.e dwellings) in circumstances
where ground level frontage exceeds 2 metres pursuant to
34.01-1.



The use of the land as a ‘place of assembly’ (Freemasons’
accommodation / function space) pursuant to 34.01-1.



Buildings and Works associated with the above stated land uses
pursuant to Clause 32.02-4 and 43.01-1.

Use of land for office, retail and associated Freemason’s
Administration is ‘as of right’.

Design and
Development Overlay
Schedule 20
Area 38 and Area 43
(Clause 43.02)

The requirements of DDO20 are discretionary and can be varied.
Area 38
Maximum preferred building height of 30 metres.
Area 43
No buildings may be constructed to protrude above a plane
inclined at an angle of 22 degrees measures from the southern
alignment of Albert Street.
Buildings should have a setback of 8 metres (excluding enclosed
verandahs).
A permit is required to construct a building, construct or carry out
works. Design objectives relate to minimising overshadowing and
visual dominance of buildings upon Fitzroy Gardens.

Heritage Overlay
Schedule 2 (HO2 –
East Melbourne and
Jolimont Precinct)

A permit is required to remove and demolish buildings, construct a
building or construct or carry out works. The site is not subject to
internal alteration controls, nor is it included on the Victorian
Heritage Register.

(Clause 43.01)

Car Parking (Clause
52.06)

The Melbourne Planning Scheme sets out the following rates:
Residential
1 car space to each one or two-bedroom dwelling;
2 car spaces to each three or more bedroom dwelling (with studios
that are separate rooms counted as a bedroom); and
1 visitor space to every 5 dwellings for developments of 5 or more
dwellings.
Retail (restaurant)
0.4 spaces to each patron
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Office
3.5 spaces to each 100 square metres
Place of Assembly
0.3 spaces to each patron permitted
The proposal results in a significant reduction in the space used for
functions. The site enjoys the benefits of car parking dispensation
credits for non-residential uses therefore the residential rates are
considered to be most relevant in the assessment of the proposal.
A permit is required to reduce the required 28 visitor parking
spaces pursuant to Clause 52.06-3.

Loading and Unloading
of Vehicles
(Clause 52.07)

No buildings or works may be constructed for the manufacture,
servicing, storage or sale of goods or materials unless space is
provided on the land for loading and unloading vehicles as specified
within the table.
The plans show loading bay dimensions of 7.6 metres deep and 3.6
metres wide for the Eades Street bay and a minimum dimension of
8.8 metres deep and 3.8 metres wide for the Albert Street truck bay.
A permit is not required to vary this requirement.

Land Adjacent to a
Road Zone Category 1

A permit is required to alter access adjacent to Road Zone Category 1
(removal of existing crossover on Victoria Parade).

(Clause 52.29)
Bicycle Facilities
(Clause 52.34)

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

Under Clause 52.34-1 the standard requires the provision of 83
spaces (including both resident, visitor and employee spaces). The
application provides for 303 spaces and therefore a permit is not
required to reduce this requirement.
Under Clause 52.35-1 an application for a residential development of
four or more storeys must be accompanied by an urban context
report and design response. The application was accompanied by an
urban context and design report and therefore complies with this
requirement.

Integrated Public
Transport Planning
(Clause 52.36)

Under Clause 52.36-1 an application must be referred in accordance
with Section 55 of the Planning and Environment Act to the Director
of Public Transport (Public Transport Victoria) for a residential
development comprising 60 or more dwellings or lots. On 1 August
2013 the application was referred to Public Transport Victoria for
comment.

General Provisions
(Clause 61.01)

The schedule to Clause 61.01 indicates that 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.
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Decision Guidelines
(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 .

Referral and Notice
Provisions (Clause
66.03)

Clause 66.03 works in conjunction with Clause 52.36 (amongst other
requirements) and requires an application to be referred to the
person or body specified as the referral authority. As stated above,
the Director of Public Transport and VicRoads is a specified referral
body under Clause 52.36.

Relevant Reference
Documents /
Guidelines

Guidelines for High Density Residential Development
The Guidelines for Higher Density Residential Development (“the
Guidelines”) provide ‘better practice’ design advice for higher density
residential development that promotes high quality public and private
amenity and good design.
The Guidelines are structure around six elements of design
consideration including:


Urban Context,



Building Envelope,



Street Pattern and Street-edge quality,



Circulation and services,



Building layout and design,



Open space and landscape design

8 Notification
Under the Commercial 1 Zone, an application to subdivide land or construct a building or construct or
carry out works is not 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 for land within 30 metres of land (not a road) which is in a residential
zone, land used for a hospital or an education centre or land in a Public Acquisition Overlay to be
acquired for a hospital or an education centre. Notice is also triggered under the Heritage Overlay
and Design and Development Overlay.
Notification of the proposal was carried out in the following ways:


Display a copy of a public notice on the land with appropriate signboards, one fronting Victoria
Parade, one fronting Albert Street and one fronting Eades Street, for at least 14 days. Signs were
on site between 21 November 2013 and 6 December 2013.



Sent copies of the public notice (Form 2) by means of properly addressed post to the owners
and occupiers of adjacent and surrounding land. Registered mail-out to all required parties was
sent on 18 October 2013.



Published a copy of the enclosed public notice (Form 2) in the Public Notice section of The
Melbourne Times / Leader for one issue and The Age for one issue. Adverts appeared in The Age
Newspaper and the Leader newspaper on 21 October 2013.
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Summary of Objections
A total of 11 objections from adjoining owners and occupiers and the City of Melbourne were
received. The key issues are summarised as follows:


Heritage - The proposed demolition of Dallas Brooks Hall is inappropriate.



Interface with Epworth Freemasons Hospital and setbacks - The separation distance of
6-13 metres between the proposed development and the Epworth Freemasons Hospital is
inappropriate.



Height and visual bulk - The proposed development presents as a very large, solid built form
which is not in keeping with the surrounding area.



Privacy / overlooking - The proposed development will enable downward views into the
Sinclair Apartments (9 Eades Street) and into Epworth Freemasons medical consulting suites



Overshadowing/ Access to daylight - The proposed development will cause overshadowing
and block out daylight to the Epworth Hospital, the Sinclair Apartments and the Fitzroy Gardens.



Loading bay - There should be no shared use of the Epworth Freemasons Hospital loading bay
as proposed in the permit application.



Ambulance access - The emergency ambulance bay will be impacted by the pedestrian access.



Acoustics - There appears to be no consideration of the Hospital’s acoustic impact on the
proposed residential land use.



Wind - The proposed development will result in wind conditions that are above the applicable
walking criterion.



Traffic - The proposed development will amplify existing traffic along Albert and Eades Street.



Parking provision - There should be no waiver of visitor spaces as there is already an
undersupply of on-street parking in the surrounding area.



Equitable development – The proposal does not provide appropriate separation distance from
adjacent sites, in particular, the Epworth Freemasons Hospital.



Location of use - The location of a high density residential land use next to a Hospital and in
the midst of the established medical and education precinct is inappropriate.

9 Referrals
The application was referred to DTPLI Urban Design Unit, the City of Melbourne, and pursuant to
Section 55 of the Planning and Environment Act 1987 to the Director of Public Transport and
VicRoads. The following comments were provided:
Melbourne City Council: The permit application was considered at Council’s Future Melbourne
Committee on 3 December 2013. Council resolved to object to the proposal.
Based on Council’s officer level assessment the key considerations associated with the proposal are:


The height and massing of the proposal are contrary to the Design and Development Overlay
Schedule 20 (DDO20) Area A38. This is a 30 metre discretionary height control which affects the
northern section of the site and seeks to ensure that new buildings which line the Victoria Parade
boulevard entry to the central city have a consistent scale. The proposed building within this
height control area is up to 51 metres high and is not considered to comply with this desired
outcome.



Area A43 of DDO20 is a discretionary height control which states that no new buildings may be
constructed which protrude above a plane inclined at an angle of 22 degrees, originating on the
southern alignment of Albert Street. It seeks to ensure that new buildings or works do not
impact upon the visual attractiveness of Fitzroy Gardens or create additional overshadowing on
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the gardens at the equinox. The proposal requires an angle of 34 degrees to accommodate it
and casts additional shadow on the Gardens in winter, although not at the equinox.


The height, design and bulk of the proposal is not considered respectful of the heritage character
of the area and will adversely affect the significance of the East Melbourne and Jolimont Heritage
Precinct and surrounding heritage buildings.



Overall the proposal is considered to have an adverse impact on the amenity of Victoria Parade,
the Fitzroy Gardens and the Heritage Precinct through overshadowing and visual bulk.

Urban Design (DTPLI): DTPLI urban design is generally supportive of the proposal, in particular
the lowered height along Victoria Parade and provision of a 5 metre tower setback.
Key issues raised regarding Albert Street as follows:


Poor amenity for south facing lower level apartments if setbacks are further reduced. Their
orientation coupled with building overhang and provision of landscaping along the southern
boundary will impact daylight access and amenity.



The building while well resolved will introduce a form of substantial size closer to the street. The
mass of the building is exacerbated by reduced setbacks onto Eades and Albert Street. It is
recommended that greater street setbacks be provided which will also allow growth of new
canopy trees to reach their full potential along the southern boundary.

Public Transport Victoria: No objection to the proposal subject to conditions.
VicRoads: No objection to the proposal subject to conditions.
Office of Victorian Government Architect (OVGA): Generally supportive of the proposal and the
design philosophy of introducing a green Eades / Albert Street edge supported by an expansive
garden forecourt along Albert Street, thereby drawing the park setting into the site. The OVGA
identified that in the context of the existing Dallas Brooks Hall, the proposed height and setback to
Albert Street, Eades Street and Victoria Street can be absorbed (with the appropriate treatment) and
help define the street edge.
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10 Assessment
10.1 Consistency with Planning Policy
All planning policies whether they be included within the planning scheme, or not, provide guidance
for development and are not intended to be interpreted as prescriptive mandatory controls. A
guidance based approach encourages innovative development solutions responding to specific
constraints and opportunities having regard to the objectives and requirements of the relevant zone
and overlay.

State Planning Policy Framework
The State Planning Policy Framework (SPPF) provides broad policy direction within the Victoria
Planning Provisions. The planning principles set out under the SPPF are used to guide decision
making on planning proposals across the state. The thrust of State policies is to encourage
appropriate land use and development which enhances the built environment; supports economic
growth, delivers diversity in housing supply to meet existing and future needs and integrate transport
and infrastructure planning.
The proposal achieves State policy objectives by:


Locating new housing on the edge of Central Melbourne on a strategic redevelopment site that
has excellent access to the public transport, public open space (i.e Fitzroy Gardens) and the
Central Business District (CBD).



Supporting the role and function of Melbourne’s capital city functions through high scale and
high density residential development opportunities.



Providing diversity in dwelling sizes and types that will contribute to well located housing options
for Melbourne’s increasing population.



Retaining function related land uses on site with a purpose built facility for Freemasons Victoria.



Providing opportunities for office in a commercially zoned area.



Providing appropriately designed bicycle and car parking facilities and efficient use of existing
infrastructure including the Principal Public Transport Network through urban consolidation.



Creating a safe and functional urban environment which will retain a cultural identity through the
retention of the Freemasons’ use on the site.



The development will also remove unattractive building on this site and replace it with a more
sensitive and engaging built form.



The public realm will be improved by the removal of the existing at-grade car park and the
development of a well-designed built form which offers a café at ground level.



The proposal is considered to be located on a strategic redevelopment site, such as are
earmarked for large residential developments in Clause 16. In comparing the proposal against
the key criteria outlined within Clause 16.01-3 of the State Planning Policy for strategic
redevelopment, it is clear that the site can be described as a strategic redevelopment site under
Clause 16.01-3 of the scheme.



The proposal responds to the direction of Plan Melbourne by re-developing an underutilised
strategic site for more intensive development close to existing public transport and community
infrastructure.

Municipal Strategic Statement
The Municipal Strategic Statements (MSS) and Local Planning Policy Framework (LPPF) within
Planning Schemes across Victoria outline principal characteristics of a given municipality (municipal
profile) and provide specific visions, goals, objectives, strategies and implementation plans. The MSS
within the Melbourne Planning Scheme identifies seven key themes for Settlement, Environment and
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Landscape Values, Built Environment and Heritage, Housing, Economic Development, Transport and
Infrastructure.
The site is located in the East Melbourne and Jolimont local area 12 as shown on the Local Areas Plan
at Clause 21.11. The future directive for East Melbourne and Jolimont at Clause 21.16-2 is to
accommodate Government facilities, institutions and businesses in the Treasury and Parliament
precinct.
Key MSS policy objectives for the precinct seek to:


Support the continued operation of existing businesses in East Melbourne particularly between
Victoria Parade and Albert Street (west of Powlett Street), Wellington Parade and in the Jolimont
commercial area.



Encourage sympathetic infill redevelopment and extensions that complement the architecture,
scale and character of the areas in the low rise areas of East Melbourne and Jolimont.



Ensure development in the Commercial Zone along Albert Street and Victoria Parade is
consistent with the existing scale and character of the area.



Maintain and enhance the landscape qualities of Victoria Parade boulevard and ensure that
buildings along Victoria Parade are designed to enhance its appearance as a major boulevard.



Ensure that development along Wellington Parade and Albert Street enhances these roads as key
entrances to the Hoddle Grid.



Ensure that development does not adversely affect Fitzroy Gardens, Treasury Gardens or Yarra
Park by minimising the visual impact of buildings and overshadowing of the parks.

The development addresses the above MSS guidelines as follows:


Enhancing the boulevard quality of Victoria Parade through the removal of an existing at grade
car park and the development of a building which fits within the streetscape.



Creating a built form scale which seeks to respond to each of the site’s key interfaces. The
presence of the pavilions to Albert Street and the large landscaped forecourt ensures that the
scale of building to Albert Street is not overwhelming. While higher built form has been
concentrated to the Victoria Parade streetscape where it can be accommodated more
comfortably.



Encourages and introduces a more welcoming public realm experience along each of the street
frontages. The existing building is dominating and does not create a high level of activity or
engagement with the street. The proposed development will open up the streetscape at Albert
Street, and create activity in this area while defining the street edge.



The creation of the large landscaped forecourt which is envisaged to contain public art and
provide a space for recreation.



Enhancing the social history of the site by providing for the retention of Freemason’s Victoria.



Creating an energy efficient development which will implement best practice sustainable design
initiatives.



Delivering increased residential development to accommodate the growing population of
Melbourne on a large and prominent site which is strategically located in terms of access to
transport, services and cultural and economic infrastructure.



Creating a new residential development that has the capacity to achieve high standards of
amenity for future residents including access to sunlight and daylight and protection from
overlooking.



Improves interface amenity by covering the existing loading dock.



Providing a range of dwelling sizes which supports the provision of housing for older people or
those wanting to downsize but stay within the East Melbourne community, close to public
transport and services.



The removal of the large development which turns it back from the street and replacing it with a
more sympathetic built form which better engages with each street interface.
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Encouraging infill development of a strategically located site, which has the potential to
accommodate higher built form referencing the scale of existing development.



The delivery of a high quality architecturally designed building to anchor the corner of Victoria
Parade and Eades Street.

While the scheme demonstrates a high level of compliance with MSS objectives, it can be improved
by providing greater setbacks from Albert Street and the Epworth Hospital. Increases in side and rear
setbacks will assist with responding to existing non-residential uses and their ongoing operations, as
well as minimise the impact of building mass on the public realm. These matters will be discussed
further in the following sections.

Local Planning Policies
The thrust of the local planning policies is to specifically address the objectives and strategies outlined
in the MSS. In summary, the policies relevant to this proposal encourage high quality urban design
outcomes and development which is environmentally sustainable and recognises its impact on the
public realm.
The development addresses key local planning policy objectives as follows


Responding to Clause 22.02 (Sunlight to Public Spaces) - by ensuring that the development

allows good sun penetration to surrounding land. The development will not overshadow any
significant parks or public spaces and will not diminish the enjoyment of public spaces for
pedestrians. The development will not cause any overshadowing to the Fitzroy Gardens at the
equinox and any shadow cast in June (as confirmed by 3D modelling analysis) and will not have
a detrimental impact upon the functionality or usability of the Gardens.

Responding to Clause 22.05 (Heritage Places Outside the Capital City Zone) - as the proposal

allows for the Freemason’s to remain on site, ensuring the social history continues. The Dallas
Brooks Hall has been classified by the National Trust and was reviewed for the Heritage Register
in 2002 but not considered to be of State significance. The City of Melbourne has not graded the
building or applied a site specific heritage overlay on the site.
The proposed demolition of Dallas Brooks Hall is considered acceptable on account of the
building’s unlisted status and the net community benefit arising from a more intensive use of the
site. The building is anomalous within its context and the architectural design coupled with
greater street setbacks applied through permit condition will complement the surrounding
development pattern.



Responding to Clause 22.17 (Urban Design outside the Capital City Zone) - by ensuring that the
siting and building arrangement complements the surrounding built form context. While taller
than adjacent buildings the development responds to its corner location and creates a design
that enhances surrounding development through the removal of the existing building and
replacing it with a more permeable and refined building.
The design response seeks to reduce bulk through the creation of two distinct pavilion forms and
the creation of a large soft landscaped garden to Albert Street. Upper levels of the form have
been setback as the height rises, creating a soft tiered built form. The slab lines thickness of
each floor plate has been strategically placed to reduce the perception of mass.
The development includes active ground floor uses such as a café to Victoria Street and
residential lobbies to Eades and Albert Streets.
The design is of a high architectural quality, as outlined by the OVGA. The Freemason’s
accommodation is distinct from the remainder of the residential development through its
placement (as a podium) and materiality.
The building form will minimise the adverse impacts of wind in the surrounding public spaces
and provides weather protection, by way of canopies at each pedestrian entrance.
However, further improvement to the perception of scale, massing and bulk can be achieved by
way of permit condition. In particular, adoption of the reduction in height and provision of
vertical notches along Eades and Victoria Parade (as proposed under the conceptual plans) will
improve the development’s response to its environs. Additionally, ensuring appropriate setbacks
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and provision of landscaping along Albert Street will also assist with minimising the perception of
mass.


Responding to Clause 22.19 (Energy, Water and Waste Efficiency) by providing a building that

will achieve high environmental performance standards at the design, construction and operation
phase. Specific details of how this is achieved are discussed further in this report.



Responding to Clause 22.23 (Stormwater Management and Water Sensitive Urban Design) by

delivering a building that implements best practice in stormwater management through water
sensitive urban design. Permit conditions can be used to ensure deliver of appropriate
stormwater outcomes.

10.2 Land Use
The site is located within the Commercial 1 Zone. The purpose of the zone is:



To create vibrant mixed use commercial centres for retail, office, business, entertainment and
community uses.
To provide for residential uses at densities complementary to the role and scale of the
commercial centre.

The East Melbourne and Jolimont area will continue to accommodate Government facilities,
institutions and businesses in the Treasury and Parliament precinct. It has an important role in
providing hospital and medical services and supporting Central City edge business uses while
maintaining residential amenity.
As previously outlined, the Dallas Brooks Hall is a large strategic redevelopment site. Redevelopment
of the site with Masonic facilities complimented by residential and commercial uses enables the
Freemasons to remain on site and creates an opportunity to enhance the area in a manner consistent
with the outcomes desired for this location.
The development will allow the Freemasons to downsize their existing accommodation space, in line
with their organisation business strategy, while retaining a prominent presence in East Melbourne.
It is considered that existing use rights have been established for the use of the land associated with
the Freemasons and for functions. The applicant has applied to formalise the existing use by way of
specifying “place of assembly” within the application for planning permit. While it is accepted that
existing use rights have been established, it is considered appropriate to require a land use
management plan which identifies the hours and details of operation of the Masonic facility and new
function space. This will ensure appropriate amenity outcomes for future residents.
Residential land use is contemplated under the zone provided that it is delivered at densities
complementary to the role and scale of the particular commercial area. In this case, the retention of
Freemasons on site and redevelopment of an otherwise underutilised car park is consistent with the
objectives of the zone.

10.3 Design and Built Form
The existing Dallas Brooks Hall turns its back to the street and is out of character with the
surrounding development. The presence of an at-grade car park detracts from the boulevard
character of Victoria Parade. The size of and location of the land is an underutilisation of a strategic
redevelopment site.
The development proposes a stepped building form with front setbacks at the Albert Street edge
assisting with reducing the visual impact and bulk of the building. This design approach will modulate
the scale of the building when viewed from Fitzroy Gardens and presents a human scale to this
interface.
The design rationale and provision of a forecourt area flanked by pavilion style buildings is supported
and will deliver good amenity outcomes for future occupants. However it is considered that further
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improvements are required to better respond to the design objectives of the planning controls and
opportunities and constraints affecting the site.
The key issues in assessing the design and built form relate to heritage, height, setbacks and
interface amenity. These matters are discussed as follows.
Heritage
In this case the issue does not relate to demolition of the Dallas Brooks Hall but rather the
appropriateness of the design response. The site is located within the East Melbourne Heritage
Precinct and is not individually listed on the Victorian Heritage Register. The application is supported
by a heritage assessment prepared by Bryce Rayworth, Conservation and Urban Design Consultants.
Council’s heritage advisor in its assessment of the permit application provided the following
comments:




The proposed design notwithstanding the courtyard to Albert Street will present as a very large
conglomerate form of scale and expression that is without any obvious complementary
relationship with the heritage place that is East Melbourne and more particularly the adjoining
heritage buildings. It is evident that with regard to the adjoining buildings to the east that the
proposed development will detract rather than enhance the heritage place and will compete with
rather than complement the heritage character.
There is no evident expression in the proposed architectural treatment that appears related to
the heritage characteristics of the area and no analysis has been provided to explain either what
relationship is intended and would be embodied by the design, or alternatively, why no evident
relationship should be considered necessary.

The building stock surrounding the subject site is characterized by considerable variety in scale,
typology and origin. The construction of Dallas Brooks Hall in the late 1960s reflected a broader
pattern of major redevelopment that occurred along the south side of Victoria Parade in the post-war
era that remains in clear evidence today.
It is considered that the opens space character of the Fitzroy Gardens to the south and the broad tree
lined expanse of Victoria Parade to the north mean architectural relationships are not key
considerations on these sides of the site. A quality contemporary design is acceptable and appropriate
for this site, its scale representing a continuation of the character of the existing built form along
Victoria Parade to the west.
Notwithstanding Council’s comments, it is considered that the varied streetscape setting of the site,
and the modern scale and character of the existing Dallas Brooks Hall lends itself to redevelopment.
The contemporary character and scale of the proposal is acceptable in heritage terms given that the
surround built form context is now so varied in terms of scale, typology and era.
However improvement is recommended to maintain spacing and manage a transition in scale to the
heritage graded buildings to the east. The roof and associated structure is set behind the facade of
the adjacent building will maintain the rhythm and spacing typical of the heritage streetscape.
Height
In relation to the question of height, there are two key areas in which the planning controls seek to
manage the impact of buildings, these being the interface with Fitzroy Gardens along Albert Street
and part of Eades Street and the scale of buildings fronting Victoria Parade.
Figure 1 below provides a cross-section of the submitted application against an outline of the existing
Dallas Brooks Hall, potential redevelopment of the adjacent hospital (to approximately 30 metres as
per DDO20 A38) and the 22 degree building profile angle (as per DDO20A43).
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Figure 1 – Building Profile Analysis

Victoria Parade
The Victoria Parade component is 21 metres higher than the 30m height control as set out by
DDO20-A38. The 30 metre height control was introduced to assist with maintaining the boulevard like
heritage qualities of Victoria Parade. There are a number of buildings which exceed this height profile
predating the introduction of the height control.
There are a number of developments along Victoria Parade which exceed 30 metres in height,
including the Tribeca Apartments (44 metres), and various commercial / residential developments
closer to the city (32-47 metres). Based on the existing character of this boulevard, it is considered
that some additional height above 30 metres can be accommodated and would not be out of context
or out of place for the area. Also the site, if retained as an open lot car park, does not contribute to
the boulevard character of Victoria Parade.
It is considered that a reduction in height to 44 metres to Victoria Parade as per the proposed
‘concept plans’ appropriately references surrounding built form, whilst maintaining a consistency of
building profile in terms of oblique views of the building.
The site is on a prominent corner and a wide commercial boulevard, making it an ideal site to
accommodate increased height up to 44 metres and assists to define Victoria Parade as a major and
significant Boulevard. The perception of height is also minimised by creation of a podium (consisting
of three ‘double height’ levels) and a tower with a 5 metre setback from Victoria Parade.
The proposed development, when viewed from Victoria Parade (pedestrian / driver perspective) does
not overwhelm the streetscape given the modulation of the scale and massing of the proposal, the
varying building heights in the surrounding environment and due to the width of the boulevard.
The podium is generally consistent with the existing hospital building along Victoria Parade based on
the heights to street edge. The setback from Level 6 also helps to clearly distinguish between the
Freemasons accommodation at the lower levels and the residential upper floors, providing articulation
and visual differentiation between the two uses.
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Figure 2 - View of the proposal when looking east along Victoria Parade

Proposed Development

Figure 3 – View of the proposal when looking west along Victoria Parade

Proposed Development
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Albert / Eades Street
DDO20-A43 requires buildings to maintain a profile that does not protrude above a 22 degree plane
measured from the southern alignment of Albert Street directly in front of the site. This control is
discretionary and seeks to protect the Fitzroy Gardens from adverse impact of visual bulk and
shadow. A stepped and articulated building form addresses Albert and Eades Street. The presence of
street trees and perimeter landscaping assist to soften the visual bulk of the building.
There will be no overshadowing on the Fitzroy Gardens on 22 March or 22 September between 11am
and 2pm as a result of this proposal. The application of the 22 degree angle provides a guide in
which to assess built form outcomes. Any protrusion should be assessed against the design objectives
of DDO20.
Within a streetscape context the Dallas Brooks Hall is a large anomalous building that protrudes into
the 22 degree plane establishing an angle of 27.5 degrees. The proposed Albert Street component of
the proposal has been designed to setback as the height increases, creating a tiered building profile
albeit exceeding the angled plane by up top 30 degrees.
The Dallas Brooks Hall is a large monolithic building which is a dominant element in the streetscape.
The proposal is carefully designed to provide a ‘stepped’ and modulated scale, however, it is
considered that those elements protruding above the 27.5 degree plane (established by the Dallas
Brooks Hall) should be reduced to be generally consistent to that which exists on site. The
architecture, design response and proposed landscape forecourt will articulate the building and
positively contribute to the streetscape.
Figure 4 below provides a comparative analysis between the proposal, existing Dallas Brooks Hall and
conceptual scheme.

Figure 4 – Proposed Concept Plan Building Envelope
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It is noted that the development will extend in part, above the highest southern parapet wall The
Epworth Hospital. The decision guideline of the DDO20 identifies that a building should not extend
above the profile of buildings to the north. The assessment of this test is limited to where the
proposal interfaces with the Hospital as the balance of the site is an at grade car park. The purpose
of the guideline relates to how the building will be perceived from surrounding land.
It is considered that the setback and height of these points are sufficiently recessed and when further
reduced to maintain the 27.5 degree plane, the building mass will be appropriately absorbed into the
site.
The decision guideline of DDO20 is not interpreted to be a mandatory control.
Street Setbacks
The site has three principle street frontages with an assessment of the setbacks as follows:

Victoria Parade


The proposed zero metre setback for the podium and 5 metre tower setback above appropriately
responds to the ‘boulevard’ character of the street and will assist with holding the street edge
while distinguishing between podium and tower forms.



Holding the corner of Victoria Parade and Eades Street will ‘fill-in’ the Victoria Parade edge
without detracting from the aesthetic/heritage value of the Catholic Theological College building.
The surrounding area is generally built to the Victoria Parade footpath.

Eades Street
The existing Dallas Brooks Hall is setback between 9.8 metres and 10.2 metres from Eades Street
with the balance of the site being an at grade car park. The development will introduce new built
form which is higher and closer to the street in various locations compared to that which exists on the
site.
It is proposed to develop the site largely to the street edge along Eades Street with minimal setbacks
along this interface. The proposed setbacks along Eades Street vary from between 0 metres to 3
metres.
The setback and design response for Eades Street is appropriate as follows:


Existing development along the west side of Eades Street is largely built to the street edge or
secured by fences therefore defining a 0 metre lot boundary edge condition. Given this context,
the proposal compliments and responds to the streetscape character.



The proposal defines the street edge creating a highly engaging interface of an otherwise inactive
street edge.



Eades Street is wide with extensive street trees and is capable of screening the proposed
development.

Albert Street
The Dallas Brooks Hall is setback 11 metres from Albert Street and views of the building is are partly
obscured by the presence of mature trees on the corner of Eades and Albert Street.
Buildings along Albert Street between Lansdowne Street and Powllet Street provide diverse setbacks
ranging between 0 metres and 8 metres with an average of 5.3 metres. Key design objectives of
DD020 as relevant for land along Albert Street are:



To minimise the visual impact of buildings on the Fitzroy Gardens and to preserve the amenity of
the gardens.
To ensure that the enjoyment of the Fitzroy Gardens is not excessively diminished by
overshadowing from any new building or works.
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To ensure that any new development or redevelopment is compatible with the existing scale and
character of adjoining buildings and the area.

In order to achieve the design objectives, DDO20 Area 48 recommends an 8 metres setback to Albert
Street (excluding enclosed verandahs) coupled with a 22 degree plane when measured from the
southern alignment of Albert Street.
The development proposes setbacks in the order of 7 metres and 8 metres along Albert Street which
is generally consistent with the DDO20-A48 requirements.
However, the applicant proposes within the ‘concept plans’ to reduce setbacks along Albert Street to
compensate for the increased building separation from the Epworth Hospital. These reduced
setbacks are in the order of 5 metres (excluding balconies) for upper levels and 8 metres for ground
and Level 1 which results in a cantilevered building envelope above the lower level south facing
apartments. The building profile created will be setback 4 metres from Albert Street when measured
from the balcony edge.
Figure 5 below provides a cross-section of setbacks at the closest pinch points as proposed in the
concept plans.

Figure 5 – Albert Street – ‘Concept Plans’

Source: BatesSmart Architects
The reduction in setback at the corners of each pavilion along Albert Street is due to the provision of
a large and deep landscape forecourt and in response to the relatively small average street setbacks
located on adjacent and nearby land both east and west of the site.
The scale of the proposal and its location within a heritage precinct warrants a sensitive response to
Albert Street which will also assist with gradually transitioning building setbacks from 3.2 metres in
the west, to the 8 metre setback immediately east of the site. The design of the building is as such
that the balconies read as an integral part of the architecture and overall building mass.
The concept plan approach to offset loss in building envelope by cantilevering the upper levels to
within 4 metres of Albert Street is not supported. A minimum 6 metre setback being measured from
the front of balconies of the building will strike an appropriate balance and will assist with mitigating
perception of visual bulk when viewed from the gardens. It will also ensure opportunities for
landscaping and trees to grow to maturity.
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Interface Amenity
Interface amenity in this case relates to the Epworth Hospital and future residents of the
development. The applicant proposes setbacks ranging from between 6 and 9 metres from the
southern boundary of the Epworth Hospital with a minimum of 13 metres from the western edge of
the Victoria Parade frontage. In some instances proposed windows and balconies directly interface
with existing consulting suites to the rear of the hospital and overlooking is proposed to be addressed
by way of 1.7 metre high security screens and privacy glass.
Following public notification and discussions with DTPLI, the applicant proposed an alternative
solution to improve interface amenity as per the 21 February 2014 package as follows:


continuous 9m separation between Level 2 – 11 of the proposed development from the southern
boundary of the Epworth Freemasons Hospital site.



The extent of clear glazing to the northern apartments facing the southern edge of the Epworth
Freemasons Hospital has been reduced to 50%. A translucent film can be applied to the clear
glazing up to approximately 1600mm high to provide additional privacy between future residents
and Epworth Freemasons Hospital occupants.



A tree lined garden has been incorporated at ground level. A pergola with climbing plants has
been incorporated from the roof of Level 1 to Level 4 to provide an additional layer of privacy
screening and provide a green outlook from the Epworth Freemasons Hospital.



A minimum 13 metre setback of the Victoria Parade building from the western edge of the
Hospital.

As the development is located south of the Epworth Hospital there will
be no overshadowing as a direct result of the proposal. While some loss of daylight will be
experienced at the lower levels, it is consider that this impact is acceptable is not dissimilar to that
current experienced as a result of the exiting Dallas Brooks Hall.

It is considered that the proposed 9 metre separation will improve the interface, however a further
increase by an additional 1 metre between the Epworth Hospital and the development is
recommended to ensure amenity for persons both occupying the hospital and the development.
Provision of a 10 metre building separation strikes an appropriate balance and is typically the
minimum standard applied to high rise buildings within the Central City.
‘Borrowed’ views across private land can not be protected in perpetuity. The rear context of the
hospital is such that an environment open to the sky is present. In order to balance the impact of
new built form, an increase in separation coupled with landscaping and offsetting of views provides
an appropriate level of amenity of the hospital and the proposal.

Acoustic
In relation to acoustic impacts, it is recommended that the proposal be treated to protect residents
from the potential impact of noise spill from the hospital. This can be achieved through permit
conditions which require an analysis of noise sources emanating from the hospital and subsequently
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treat the new building to ensure that the hospital can continue to comply with SEPP No. N1
requirements.
It is also recommended that an agreement pursuant to Section 173 of the Planning and Environment
Act 1987 be registered on title advising future residents of their interface with a Hospital and the
potential noise impacts associated with this use. Issues regarding construction noise will need to be
addressed within the Construction Management Plan.
Internal Amenity
It is considered that the proposed internal amenity is acceptable given:


Generous apartment sizes with 1 bedrooms apartments typically around 65 – 75 sqm while the 4
bedroom are closer to 200 square metres.



Visible, secure lobby areas with communal lifts / stairwell providing access to all dwellings from
ground or basement levels. The Freemasons’ areas will be accessed separately to ensure privacy
is maintained.



Residents will have full access to the pool, gym facilities and wine cellar on Ground Level, as well
as the residential lounges at Level 01.



Every dwelling will have access to a bicycle storage space within the basement levels.



Consistent with the requirements of the Higher Density Residential Development Guidelines, the
provision of generous private open space areas has been provided for all apartments. Principle
private open spaces areas within the building range from approx. 8sqm up to 100+ sqm for 3
and 4 bedroom apartments. Secondary balconies off bedrooms have also been provided for
many of the apartments.



Where possible the apartments have been oriented to the south and west to overlook Fitzroy
Gardens and out towards the City. This not only provides an excellent outlook for residents, it
creates passive surveillance to the large landscaped forecourt, Albert Street and the gardens
beyond. Due to the orientation of the development, a number of apartments will also enjoy a
north facing aspect out over Victoria Parade.



Where possible, apartments and private open spaces have been located away from the hospital
interfaces to the north east of the subject site.



The apartments have been carefully designed to ensure all habitable rooms will enjoy adequate
daylight.



All dwellings within the development will be provided with a sufficient amount of secure storage
area either within the basement levels or within the apartment itself.

Overall, residents of this development will benefit from the site’s excellent location on the fringe of
the CBD, and in proximity to Fitzroy and Richmond, good public transport options and substantial
public open spaces and a rang of facilities and services.
Further improvements to the south facing apartments will also be realised along Albert Street due to
the recommended increased setbacks. This will assist with daylight filtering through perimeter
landscaping and the possibility for larger and secured private open spaces.

10.4 Street Level Activation and Pedestrian Safety
The development provides significant improvements to the public realm along its three primary
frontages, which are currently dominated by largely blank facades and an at grade car park. The
existing situation provides a poor pedestrian environment, and the proposed development will
significantly improve the streetscape experience for pedestrians around the site.
The proposed development has been designed to embrace the Fitzroy Gardens and draw the park-like
setting across the road and into the development through the inclusion of the large garden forecourt.
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It is considered that the proposed development represents a more sensitive interface to the gardens
than the existing Dallas Brooks Hall.
The proposed Victoria Parade component will significantly improve the corner of Eades Street and
Victoria Parade. Currently, this prominent corner site is underutilised as a car park. The proposed
development will create a high quality building to anchor this corner. The Freemasons entry lobby
and adjacent cafe are expressed as a glazed volume which extends eastward. The lobby, adjacent
pre function area and cafe present an active frontage to Victoria Parade and the residential lobby
accessed from within the Victoria Parade landscaped garden provides further activity to the
streetscape.
In terms of pedestrian safety, the building itself will provide high levels of passive surveillance to each
of the three street frontages, and the allocation of car parking to basement levels will remove atgrade vehicular movements. The openness of the façade, use of landscaping along the Albert Street
frontage and active café use along the Victoria Parade frontage will increase activity and safety for
pedestrians. At present a shared access is proposed for both pedestrian and vehicles and an
alternative and more direct option should be offered to improve accessibility and safety.

10.5 Microclimate (Wind, Weather Protection, Overshadowing)
Wind
Wind tunnel testing concluded that there is an existing wind problem at the site if the existing Victoria
Parade trees are not considered. This is due to the northerly and westerly horizontal winds at ground
level that exceed the walking criterion due to limited protection from the north west.
Results have concluded that other buildings along Victoria Parade exceed the walking criterion if the
existing Victoria Parade trees are not considered. This is due to the northerly and westerly prevailing
winds approaching directly at ground level. The building at 232 Victoria Parade generated wind levels
that exceeded the walking criterion by 56% and exceeded the safety criterion.
Changes to the height or setback of the building do not have a significant influence on the ground
level wind conditions. This is due to the wind conditions at ground level being mainly contributed to
the direct wind approaching from the north and west at ground level. However, the analysis has
showed that a slight improvement has been achieved at the corner of Victoria Parade and Eades
Street due to a 5 metre setback above the podium.
The design has incorporated all the wind amelioration strategies as per the consultant (Vipac)
recommendations. Other wind amelioration strategies (canopies, corner treatments etc.) have been
tested and have been unable to reduce the wind conditions at the areas of interest.
The Vicpac assessment identified that:







The existing Victoria Parade trees reduce the wind levels at the areas of interest by 20%, (to
within the walking criterion). The design exceeds the recommended walking comfort criterion at
the corner of Eades St and Victoria Pde by less than 20% based on a once in a year wind event
(the estimated probability of this maximum exceedance occurring is 1 day per year for 3
seconds).
This corresponds to an exceedance of the walking criterion 4 times per year at that location.
This is not considered significant given that the surrounding areas also experience wind levels in
exceedance of the walking criterion.
The design meets the recommended walking criterion at all locations if the existing Victoria
Parade trees are considered as part of the analysis.
The results analysed (including the 5m setback) will exceed the walking criterion by a maximum
of just 6% at the corner of Eades St and Victoria Parade and will exceed the walking criterion at
Eades St by 13%, which is no worse than the existing conditions when assessed without street
trees.

On balance, it is considered that the above assessment identifies that the proposal will not result in
any unreasonable adverse wind impacts beyond existing conditions.
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Weather Protection
Each of the pedestrian entrance points throughout the site will be provided with canopies to provide
for weather protection to residents and visitors to the site.

Overshadowing


There will be no overshadowing on the Fitzroy Gardens on 22 March or 22 September between
11am and 2pm as a result of this proposal.



Council expressed concern with the impact of June shadows to the gardens, particularly in
relation to the heritage listed River God Fountain (and Fitzroy Gardens in general). It is noted
that the Heritage Listings (Heritage Victoria and the National Trust Listings) do not expressly
mention the impact of shadow onto this statue during the winter months. Additionally it should
be noted that that the Melbourne Planning Scheme does not require an assessment during the
winter months.



Clause 22.02 (Sunlight to Public Spaces) does not specifically list the Fitzroy Gardens as a space
where the impacts of June shadows need to be considered (unlike Yarra River and State Library
Forecourt for example). Accordingly, shadow impacts at 22 March and 22 September between
11am and 2pm have been applied.



The intent of both DDO20 and Clause 22.02 is to ensure the impact of shadows does not result
in significant loss of sunlight and diminish the enjoyment of public spaces. In this case, it is
considered that the small amount of additional overshadowing in June (approximately 30
minutes from 11am) does not constitute a significant loss of sunlight, nor will it diminish the
enjoyment of this important public space.

10.6 Environmental Sustainable Development (ESD)
In accordance with Clause 22.19 of the Melbourne Planning Scheme a Sustainable Design Statement
was prepared by Umow Lai which identified that the proposed building has the preliminary design
potential to achieve a Green Star rating of over 4 stars. Despite the applicant investigating a range of
alternative measures that may increase the Green Star rating, it has been assessed that a 5 star
rating is not practically achievable for this building.
The applicant has proposed to undertake a Life Cycle Assessment (LCA) of the proposed development
in-lieu of achieving the 5 star green star rating.
The LCA will measure the carbon intensity of the building materials based upon emission factors
specific to Australia.
It is considered that a commitment to undertaking the LCA does go beyond the statutory
requirements yet provides an innovative holistic approach to environmentally sustainable design
which will maximise the environmental sustainability of the development. Therefore, it is considered
that in this instance, the proposed ESD measures will satisfactorily meet the overarching objectives of
Clause 22.19 by:


Ensuring that the building will achieve high environmental performance standards at the design,
construction and operation phases.



Introduces initiatives which will allow the building to achieve a 4+ star Green Star residential
rating.



Undertaking a Life Cycle Assessment for the building, which is a comprehensive method which
assesses every single impact associated with all stages of a development. The purpose of this is
to determine the whole of life environmental impact measured through greenhouse gas
emissions resting from the extraction, manufacture, transport, use in construction, maintenance
and disposal / recycling of the building at the end of its useful life.
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10.7 Car Parking, Loading and Unloading of Vehicles, Waste Collection
and Bicycle Facilities
The redevelopment of Freemasons will realise a significant decrease in function centre space, the
retention of office space and a higher level of car parking (50 spaces proposed for these uses,
compared to an existing provision of 18 car spaces). In this regard, the site enjoys the benefit of car
parking credits for non residential uses and the statutory requirements are considered to be
applicable only to the residential apartments.
The development provides for a total of 473 car parking spaces within basement levels. The
development has a statutory car parking requirement for 387 car spaces, comprising 332 resident
spaces and 55 residential visitor spaces. While the total number of spaces exceeds the statutory
requirement when assessing the residential component of the development, the applicant intends to
allocate car parking at 396 tenant spaces and 27 residential visitor spaces which triggers a permit to
waive the visitor space requirement.
The traffic and parking assessment submitted with the application has made an assessment against
the requirements and objectives of Clause 52.06 of the Melbourne Planning scheme. It is considered
that the proposed provision of car parking is acceptable subject to a minimum ratio of 0.1 spaces per
dwelling for on-site visitor parking spaces. A ratio of 2 motor cycle spaces for every 100 car spaces is
also required. Applying the required spaces by way of permit condition and in a ratio format ensures
that any future changes of dwelling numbers will result in the necessary spaces being provided.
The loading arrangements have been satisfactorily designed to allow commercial vehicles to access
the site in a forwards direction, manoeuvre within loading areas and undertake loading activities in an
appropriate manner. Access to the loading area is currently shared by the Hospital and Dallas Brooks
Hall. The existing loading area will be improved due to the ability for heavy rigid and medium rigid
commercial vehicles entering and exiting the Loading Area in a forward movement. These vehicles
currently access the Dallas Brooks Hall and Hospital loading bays by reversing back into the site from
Albert Street.
Residential loading can occur via the internal loading bays or the on-site ‘porte corche’. It is
considered that the proposed parking, loading, waste collection and bicycle facilities as proposed are
acceptable.
City of Melbourne and VicRoads recommended various traffic engineering design modifications which
can be adopted by way of permit condition. Key recommendations relate to the closure of the
existing median strip opening in front of the Albert Street access and limiting egress and ingress to
left in and left out.
VicRoads suggested the construction of a pedestrian refuge at the Eades and Albert Street
intersection to assist with pedestrian movement. This refuge has since been constructed.
Issues have been raised regarding impact on the Ambulance access to Epworth Hospital from Victoria
Parade. The proposed development retains Ambulance access to the Hospital, however the car
spaces located along the access aisle will be removed. The area impacted by the development is
owned by Freemasons Victoria and relocation of the car spaces is a matter between the owner,
Epworth Hospital and Generation Health.
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11 Recommendation
A modified proposal with increased setbacks, reduced height and greater building separation will
adequately respond to the planning controls that apply to the site. The redevelopment of the site
primarily for high density residential uses is consent with planning policy and also ensures that the
Freemasons will be able to remain and develop appropriate uses and facilities on the site which they
have a long association.
It is recommended that a Notice of Decision to Grant a Planning Permit for demolition of the existing
building and construction of a multi-storey mixed use development be issued subject to conditions.
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