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1. INTRODUCTION AND BACKGROUND 
This report has been prepared by Urbis Pty Ltd on behalf of the Department of Treasury and Finance (DTF) 
and provides a review of the subject land and its physical and policy context. Based on this review it 
determines the current planning controls applicable to the site do not facilitate the desired uses and built 
form encouraged by State and local strategic planning policy. This report proposes the most appropriate 
future planning provisions for the site which involves the following: 

• The rezoning of the site from the General Residential Zone - Schedule 4 (GRZ 4 – Main Road Sites 
and Areas) to the Mixed Use Zone;  
 

• The application of a new site specific Design and Development Overlay to guide the built form of 
future development; and 
 

• The retention of the existing overlay controls which affect the site including:  
o Design and Development Overlay -Schedule 2 (DDO 2 - Main Roads and Boulevards) 
o Heritage Overlay (HO317-Clifton Hill Western Precinct).  

The land at 64 Alexandra Parade was the former Box’s Hair Curling Works, factory and yard, and has more 
recently been used as the Provan Timber Merchant and Provan’s Home Timber and Hardware. The site was 
purchased by the Department of Economic Development, Jobs, Transport and Resources (DEDJTR) and 
was proposed for demolition to provide a short-term site works area and realignment of Alexandra Parade for 
the duration of the construction period of the previously proposed ‘East West Link’.  

The land is contained in a Freehold Title and not reserved for any purpose. 

Surplus Government Land Policy 

The Victorian Government is a major land holder in the state and the Victorian Government Landholding 
Policy 2015 requires Government departments and agencies to regularly review their land assets. Any land 
that is no longer required for current or future service delivery must be sold. 

Given that works associated with the ‘East West Link’ are no longer proposed, the site at 64 Alexandra 
Parade, Clifton Hill is surplus to the DEDJTR’s requirements and DTF are preparing the site for sale on their 
behalf. 

Surplus sites are offered for sale to Victorian Government agencies, local government and the 
Commonwealth Government via a First Right of Refusal (FROR) process. In this case, no other government 
authority or agency offered to purchase the site. Where no government authorities or agencies submit an 
expression of interest to purchase the site or the terms of sale cannot be agreed, it may be sold by public 
process. 
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2. SITE ANALYSIS 
2.1. SITE SUMMARY 
 

Address:   64 Alexandra Parade, Clifton Hill 

Municipality:   City of Yarra 

Size:    2,990 square metres 

Covenants/Easements: None apply 

Current Zoning:  General Residential Zone - Schedule 4  

Current Overlays:  Design and Development Overlay - Schedule 2 (DDO2 – Main Roads and 
Boulevards) 

    Heritage Overlay (HO317 – Clifton Hill Western Precinct) 
 

2.2. SUBJECT SITE 
The subject site is located at 64 Alexandra Parade, Clifton Hill and is within the City of Yarra municipality. 
The property forms part of a mixed-use location, situated approximately 2.5 kilometres north-east of the 
CBD.  

The site is generally rectangular in shape, with a frontage to Alexandra Parade of approximately 72 metres 
and a frontage to Gold Street (depth) of approximately 42 metres. The side and rear boundaries to the west 
and north respectively adjoin public laneways. The site has a total area of approximately 2,990 square 
metres and is generally flat in nature (please refer to Picture 1).  

 

Picture 1 – Subject site (Alexandra Parade frontage) 

2.3. CERTIFICATE OF TITLE 
The land is formally known as Lots 1-3 of TP749327B. A review of the Certificate of Title indicates that there 
are no easements or restrictions applying to the land. There is a right of carriage way over the laneway 
located on the western boundary of the property.  

2.4. EXISTING IMPROVEMENTS DESCRIPTION 
The site is currently developed by a 1-2-storey ‘Home Hardware’ bulky goods warehouse building with 
associated car parking. There are several elements to the built form and we understand the building is 
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currently vacant. The buildings are generally built to the boundary around the site’s perimeter with cut-outs 
designed for vehicle access (please refer to Pictures 2 and 3 and Figure 2).  

The centre of the site is open and free of building form and provides car parking, loading and vehicle access. 
The building is corrugated iron painted blue and orange and lacks any notable articulation. Other than a 
pedestrian entry and windows on the site corner at Alexandra Parade and Gold Street, there are no windows 
provided in the façade providing activation or surveillance.    

Access to the site is provided via a single crossover from Alexandra Parade immediately adjoining the 
laneway along the western boundary. Vehicle exit is provided via a single crossover to Gold Street. There 
are a number of car spaces located within the centre of the site as well as on street car parking.  

The site is devoid of any vegetation.  

 

 

 

Picture 2 – Subject site from Alexandra Parade  Picture 3 – Subject site from Gold Street 

 

2.5. SITE HISTORY  
The subject site has previously accommodated a number of varying uses including Box Hair Curling Works 
(1880’s), the Clifton Wheel Company (early 1900’s) and the Provan Timber Merchants (1903 – 1924) and 
most recently as Provan’s Home Timber and Hardware. 

Given the above, the site has formed part of the Victorian-era industrial development along Alexandra 
Parade and Hoddle Street. The subject site falls within the Heritage Overlay HO317 – Clifton Hill Western 
Precinct and is noted as being a ‘contributory’ place. 

The subject site includes a two-storey timber framed factory building from the Victorian era, along with public 
infrastructure, expressive of the Victorian and Edwardian-eras such as bluestone pitched road paving, 
crossings and stone kerbs and channels. The site features two bluestone pitched site crossings with 
bluestone kerbs.  

A Heritage Report has been prepared by Trethowan, which undertakes a heritage assessment of the site. 
The Heritage Report determines that the 1880’s ‘Box Hair Curling Works’ building is an important component 
of the Clifton Hill Western Precinct (HO317) and the bluestone crossovers and courtyards within the site are 
contributory features. The Heritage Report concludes that these elements should be considered in any 
proposed redevelopment of the site. 

2.6. SITE CONTAMINATION  
An Environmental Assessment Report (EAR) has been prepared by Senversa to assess the potential for soil 
and groundwater contamination. The EAR found that the site was historically used for timber manufacturing, 
and various commercial/industrial uses which could be potential sources for contamination, along with off 
site sources including the Shot Tower and the former Fitzroy Gasworks. 

The EAR found that no groundwater pollution was identified that is considered to be sourced from the site. 
Some chemicals and parameters were reported at concentrations greater than relevant adopted 
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groundwater quality objectives for protected beneficial uses of groundwater; however, the concentrations are 
considered likely to be associated with regional groundwater quality.  

All soil vapour results were below limit of reporting or below the adopted screening criteria. The results of the 
investigation indicate that soil vapour at the site would not pose a risk to human health for residential or 
commercial/industrial land use, based on sub slab vapour concentrations, and provided the site remains 
sealed with no access to soil. 

The identified contamination impacts are not considered to pose an unacceptable risk to future 
commercial/industrial use.  Some individual chemical concentrations in fill soil were found to be greater than 
adopted criteria for residential use however it is likely that they could be managed under a future mixed use 
(commercial on the ground floor with residences above) development by minimising access to the underlying 
soil. 

In the event a more sensitive use was considered for all or part of the site as part of future redevelopment 
plans, the EAR recommends that further soil, soil vapour and groundwater investigations may be required. 

The Amendment meets Ministerial Direction 1 ‘Potentially Contaminated Land’, as the findings of the 
preliminary site investigation confirm the site contains no significant soil, air or water contamination. It is 
understood that any potential contamination can be managed as part of a normal development application. 
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Figure 1 – Location of subject site 
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Figure 2 – Aerial of subject site 
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2.7. BUILT FORM AND LAND USE CONTEXT 
The subject site is located on the north side of Alexandra Parade, approximately 65 metres east of 
Wellington Street and 350 metres west from Hoddle Street.  

The site is within the centre of a block zoned General Residential Zone, and opposite a Mixed Use Zone strip 
on the southern side of Alexandra Parade where a broader range of land uses have established. These uses 
include various residential dwellings and multi-unit developments, retail, commercial and office tenancies, 
and warehouse buildings.  

The closest activity centres are located at Smith Street (approximately 400 metres west) and Johnston Street 
(approximately 800 metres south-east).  

It is apparent that the surrounding area has experienced, and will continue to undergo a change in 
development, with evidence of contemporary style dwellings and commercial buildings interspersed amongst 
older heritage buildings.  

Figure 3 – Local Context Plan 

 
 

2.8. IMMEDIATE INTERFACES 
2.8.1. North 

The site shares its northern boundary with a Council owned lane/right of way, over which are residential 
properties including 135 Gold Street and No.’s 9, 11, 11A, 13, 15 and 17 Noone Street. These properties are 
one and two storey residential dwellings in a variety of architectural styles. The rear yards and private open 
space for the properties interface with the subject site.   
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Picture 4 – Northern interface  Picture 5 – No. 135 Gold Street 

 

Picture 6 – Noone Street 
 

2.8.2. East 

Gold Street forms the site’s eastern boundary providing access between Queens Parade and Alexandra 
Parade. Over Gold Street is 88-92 Alexandra Parade, a vacant site, and No.’s 124, 126 and 128 Gold Street. 
The Gold Street properties all present as single storey ‘heritage’ style dwellings, set back from the street 
behind a front fence and generally a landscaped setback. 

 
Picture 7 – Gold Street (Eastern interface) 
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Picture 8 – 88-92 Alexandra Parade  Picture 9 – No.’s 124, 126 and 128 Gold Street 

 

2.8.3. South 

Alexandra Parade serves as the site’s southern boundary. The beginning of the access to the Eastern 
Freeway and a slip lane which continues Alexandra Parade commences at the site frontage. Alexandra 
Parade provides 3 lanes of traffic in each direction with a generous nature strip separating the east and west 
bound lanes. On the southern side of Alexandra Parade No.’s 63, 69, 71, 73 and 75 are currently developed 
as single or double storey residential buildings accessed from side streets or rear laneways. 

 

 

 

Picture 10 – Alexandra Parade (southern interface)  Picture 11 – No. 63 Alexandra Parade 

 

 

 

 

Picture 12 – No.’s 75 and 73 Alexandra Parade  Picture 13 – No.’s 71 and 69 Alexandra Parade 
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2.8.4. West 

A service laneway forms the sites western boundary and extends the full depth of the subject site. The site’s 
primary entry point is provided immediately adjacent the laneway. Abutting the laneway on the opposite side 
is No. 60 Alexandra Parade, a double storey residential dwelling. 

 

 

 

Picture 14 – Service laneway (western interface)  Picture 15 – 60 Alexandra Parade 

 

2.9. SURROUNDING HERITAGE 
The site falls within Heritage Overlay HO317 – Clifton Hill Western Precinct. This overlay similarly affects 
surrounding land to the north, east and west of the site, of which the main development period for the 
precinct is the Victorian-era. 

The shot tower, located at 94 Alexandra Parade is the only individually significant building in close proximity 
to the site and is affected by Heritage Overlay HO85.  The building is a freestanding shot tower, constructed 
of brick and is approximately 8 storeys in height.  

The shot tower is of metropolitan significance as a landmark, which is the only shot tower within the City of 
Yarra and is of high architectural and aesthetic significance as noted by its listing on the Heritage Register. 
Alexandra Parade is the principle viewing corridor for the tower and can be seen as a prominent feature on 
the skyline.   

2.10. MOVEMENT AND ACCESS 
2.10.1. Road Network 

Alexandra Parade is recognised as a Road Zone – Category 1 (a VicRoads arterial), providing an east-west 
link between the Eastern Freeway and Princes Street and marking the boundary between Clifton Hill to the 
north and Collingwood to the south.  

Alexandra Parade is a wide road reserve, comprising 6 lanes of through traffic as well as turning lanes, 
sections of on-street car parking and a large vegetated median strip. 

Gold Street is a local access road, providing a north-south link between Queens Parade and Alexandra 
Parade. It comprises two-way access, bicycle lanes and on street parking on both sides.  
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2.10.2. Public Transport 

A tram line runs along Smith Street with the closest stop at the Alexandra Parade intersection approximately 
400 metres directly west of the site servicing route No. 86 (between Bundoora RMIT and Waterfront City 
Docklands). 

Victoria Park railway station is located approximately 700 metres south-east of the subject site on the other 
side of Hoddle Street. The station is serviced by the South Morang and Hurstbridge lines providing 
convenient access to the greater metropolitan Melbourne train network. 

A range of bus services operate along Hoddle Street and Alexandra Parade providing transport between the 
City and wider suburbs of Melbourne.  

Figure 4 – Broader Connectivity and site access 

 
 

2.11. OPPORTUNITIES OF SITE ANALYSIS  
From a review of the site context, it is considered there are many attributes that present opportunities for this 
as a future development site. The key characteristics that present these opportunities include:  

• The substantial size of the site at approximately 2,990 square metres; 

• The location of the site on a corner and fronting the major arterial of Alexandra Parade;  

• The vacant nature of the existing buildings on site and the lack of contribution they make to the precinct 
and immediate interfaces; 

• The lack of particularly sensitive interfaces, including individually significant heritage buildings, and the 
separation from adjoining sites to the north and west; 

• Proximity to both the Smith Street and Johnston Street activity centres and central Melbourne; and  

• Being well serviced by a range of public transport options within close proximity.  
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Figure 5 – Public realm context 
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3. PLANNING POLICY FRAMEWORK 
3.1. PLANNING CONTROLS 
3.1.1. Zoning  

The site is zoned General Residential – Schedule 4 (Main Road Sites and Areas). The zone facilitates a 
range of residential and community services uses which complement the mixed use function of the locality, 
providing housing at moderate densities which respond to the existing or preferred character of an area.  

Schedule 4 ‘Main Road Sites and Areas’ specifies that a building used as a dwelling or residential building 
must not exceed the height of 11.5 metres.  

The land adjoining the site immediately to the east and west is also included in the General Residential 
Zone. Land to the north is located within the Neighbourhood Residential Zone, with land to the south, 
opposite Alexandra Parade, located within the Neighbourhood Residential Zone and Mixed Use Zone. 

3.1.2. Overlays  

The subject site is affected by the Design and Development Overlay – Schedule 2 (Main Roads and 
Boulevards) (DDO2) and the Heritage Overlay – HO317 (Clifton Hill Western Precinct) 

DDO2 aims to protect and enhance the public realm along main streets through high quality urban design 
and architecture. This overlay does not contain any design standards but includes design objectives and 
decision guidelines for the Responsible Authority.  

HO317 relates to the ‘Clifton Hill Western Precinct’ and affects all land surrounding the subject site. The site 
(property no. 128390) is listed as contributory as per the City of Yarra Review of Heritage Areas 2007 
Appendix 8, revised September 2015 and its integrity is listed as fair. 

Figure 6 – Zoning Map 
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Figure 7 – Design and Development Overlay map Figure 8 – Heritage Overlay map 
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3.2. STRATEGIC POLICY CONTEXT 
Alexandra Parade remains a recognised premier boulevard for the City of Yarra, which is expected to play a 
role in supporting Melbourne’s projected commercial and residential growth.  

The 2016 Census showed that 77.2% of the dwellings in Clifton Hill were medium or high density, compared 
to 84.9% in the City of Yarra. The 2016 population for Clifton Hill was 6,341 and is forecast to grow to 7,331 
by 2036, creating demand for new housing. 

The directions and support for growth in key locations such as Alexandra Parade are set out in Plan 
Melbourne - Metropolitan Planning Strategy, State Planning Policy and Local Planning Policy. 

3.3. PLAN MELBOURNE – METROPOLITAN PLANNING STRATEGY 
Plan Melbourne is the Metropolitan Planning Strategy which outlines the Victorian Government’s Vision for 
the City of 2050. The document provides guidance on the direction of the city’s growth and how it should be 
managed. 

The plan predicts that metropolitan Melbourne’s population will increase to more than 6.5 million people by 
2050. The projections for the Inner Metro Subregion, in which the subject site lies include: 

• An additional 230,000 to 280,000 residents by 2031; 

• Growth of 260,000 to 320,000 jobs by 2031; 

• An additional 215,000 to 230,000 additional dwellings to house the growth in population; and 

• Of the new dwellings 100,000-120,000 apartments to be built and 15,000-25,000 townhouses, flats and 
units. 

A key element of the Plan Melbourne strategy is increasing choice in the housing sector. Demographic 
changes including an increasing population and smaller household sizes mean that a diversity of housing is 
required in established areas.  It states: 

“Our challenge will be to provide housing to accommodate these changes in demand for new 
dwellings, locally, so that family connections can be maintained.” 

This includes redeveloping underutilised and well-located urban areas to house more people and create 
opportunities for new investment in businesses and services. Smart technologies can improve the load 
capacity and efficiency of existing transport, water, waste and energy infrastructure in established urban 
areas.  The Urban Development Institute of Australia supports this and they state: 

”There are many areas in Melbourne’s established middle and inner rings which have the capacity to 
substantially increase their population, which would further support business growth. These suburbs 
have excellent amenities such as transport infrastructure and access to health services, as well as 
commercial and recreational services.”  

The site has the potential to provide a greater density of development and a greater dwelling mix to the area. 

3.4. OTHER STRATEGIC DOCUMENTS 
3.4.1. Queens Parade Built Form Review 

The Queens Parade Built Form Review sets out an urban design vision and built form guide for land located 
adjacent to Queens Parade, Clifton Hill. The document provides a basis for the proposed development 
controls within the precinct.  

The document does not specifically relate to the subject site, but provides guidance for future built form 
controls within a precinct of similar attributes to the subject site and surrounding area including:  

• A boulevard location,  

• Heritage overlay coverage,  

• Landmark views; and  
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• Adjoining low scale residential areas. 

The aim of the review is to: 

• Update the planning provisions for the area;  

• Facilitate increased development appropriate to the area and main road context;  

• Protect the visual prominence and heritage qualities of the heritage buildings, the Queens Parade 
streetscape and the surrounding streets; and 

• Appropriately managing the impact of new development on the amenity of residents. 

On the basis of the built form review, interim controls were introduced to the ‘North Fitzroy Gasworks 
Precinct’, which inserts a new Design and Development Overlay Schedule 16 (DDO16) to apply mandatory 
and discretionary street wall height, setback requirements and height controls up to 31 metres to the land.  

3.5. STATE PLANNING POLICY FRAMEWORK 
The following State Planning Policies are applicable to the subject site: 

• Clause 9 - Plan Melbourne 

• Clause 11 – Settlement 

• Clause 15 - Built Environment and Heritage 

• Clause 16 – Housing 

• Clause 17 – Economic Development 

State Planning Policy recognises the importance of supporting the projected population growth of Melbourne 
with enough employment and housing opportunities. State Planning Policy supports higher density 
development, in locations which are close to public transport and services, and are in established urban 
areas. 

The development of the subject site would be consistent with the important state objectives of encouraging 
higher density development on a site that is in an established urban area, close to the CBD, established 
employment areas and public transport. 

Of specific relevance to the site is Clause 16.01-3 (Strategic Redevelopment Sites) which has the objective 
to identify strategic redevelopment sites for large residential developments. 

Strategic redevelopment sites are identified as sites that are:  

• “In or within easy walking distance of Principal or Major Activity Centres 

• On or abutting tram, train, light rail and bus routes that are part of the Principal Public Transport Network 
and close to employment corridors, Central Activities Districts, Principal or Major Activity Centres 

• Able to provide 10 or more dwelling units, close to activity centres and well served by public transport.” 

Based on these criteria the subject site can be categorised as a strategic redevelopment site.  

3.6. LOCAL PLANNING POLICY 
Council’s Local Planning Policies build upon the strategic directions of Plan Melbourne and the State 
Planning Policy. Local Policy encourages development that respects and complements the existing 
neighbourhood character of Clifton Hill.  They also support the local community and ensure that the 
commercial centres and corridors remain vibrant, sustainable and multi-functional destinations. 

The following Local Planning Policies are applicable to the subject site: 

• Clause 21.01 – Municipal Strategic Statement 

• Clause 21.02 – Municipal Profile 
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• Clause 21.03 – Vision 

• Clause 21.04 – Land Use 

• Clause 21.05 – Built Form 

• Clause 21.07 – Environmental Sustainability 

• Clause 21.08 – Neighbourhoods 

• Clause 22.02 – Development Guidelines for Sites Subject to the Heritage Overlay 

• Clause 22.03 – Landmarks and Tall Structures 

• Clause 22.05 – Interface Uses Policy 

• Clause 22.07 – Development Abutting Laneways 

• Clause 22.12 – Public Open Space Contribution 

• Clause 22.13 – Residential Built Form Policy 

• Clause 22.16 – Stormwater Management (Water Sensitive Urban Design) 

• Clause 22.17 – Environmentally Sustainable Development 

The above Local Planning Policies recognise the varied history and land use mix the area has to offer and 
seeks to provide for a range of development and uses to meet the needs of the community. 

Clause 21.01 outlines the Municipal Strategic Statement (MSS) goal in creating a vision for the City of Yarra 
that encompasses long term strategic directions for land-use and development that provide greater certainty 
for all stakeholders. The MSS consists of eight sections under the themes of; structure, background 
information, vision, land use, built form, transport, environmental sustainability, neighbourhoods, monitoring 
and review, future strategic work and reference documentation. Relevant sections are described in more 
detail below. 

Clause 21.02 recognises that the City of Yarra’s location on the City of Melbourne’s eastern boundary 
means the City of Yarra has a critical role to play in the inner metropolitan region. The City of Yarra stands 
out regionally from other municipalities hosting a range of opportunities for inner city living, regional space 
along rivers and creeks, specialised retail strips, major hospital and associated services, various public 
transport options and major freeways and arterial roads.  

Clause 21.03 puts forward a vision for the City of Yarra in 2020 covering themes of land use, built form, 
transport and environmental sustainability. Council have identified several strategic re-development sites 
across the municipality including four properties fronting Alexandra Parade on either side of the subject site. 
The subject site is not identified by the City of Yarra as a strategic redevelopment site, however it shares 
similar characteristics to those proximate to the site. 

Clause 21.04 sets out a range of objectives and strategies to work with Yarra’s diverse land use mix. The 
policy seeks to accommodate forecast increases in population, maintain the long-term viability of activity 
centres and increase the number and diversity of services provided, as well as local employment 
opportunities.  

Clause 21.05 seeks to conserve and enhance the high quality urban environment, including heritage 
precincts, neighbourhood character, liability and amenity. Growth and development need to be facilitated in 
such a way that they complement and enhance the City of Yarra. Relevant strategies include: 

• 14.6 Protect buildings, streetscapes and precincts of heritage significance from the visual intrusion of 
built form both within places and from adjoining areas 

• 17.2 Development on strategic redevelopment sites or within activity centres should generally be no 
more than 5-6 storeys unless it can be demonstrated that the proposal can achieve specific benefits 
such as: 

o Significant upper level setbacks; 

o Architectural design excellence; 
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o Best practice environmental sustainability objectives in design and construction; 

o High quality restoration and adaptive re-use of heritage buildings; 

o Positive contribution to the enhancement of the public domain; and 

o Provision of affordable housing. 

• 19.2 Encourage opportunities for planting suitable trees and landscape areas in new development 

• 20.1 Ensure development is designed having regard to its urban context and specifically designed 
following a thorough analysis of the site, the neighbouring properties and its environs. 

• 20.2 Require development of Strategic Redevelopment Sites to consider the opportunities for 
development on adjoining land. 

• 22.1 Encourage applicants to consider the access needs of all people in the design of new buildings. 

• 23.1 Require applicants for planning permits to identify and respond to the Built Form Character Types 
found within clause 21.08 Neighbourhoods. The subject site is located within a Heritage Overlay and so 
is required to ‘ensure that development does not adversely affect the significance of the heritage place’.  

• 26.1 Reinforce the scale and formality of the landscape along boulevards. 

• 28.1 Encourage universal access to all new public spaces and buildings. 

• 28.2 Ensure that buildings have a human scale at street level. 

Clause 21.07 main objectives are to ‘promote environmentally sustainable development’ and ‘protect and 
enhance the environmental values of land’. New development has the potential to exponentially increase the 
impact on the City of Yarra's environment and measures need to be taken to ensure that it takes place in an 
environmentally sensitive and sustainable manner. 

Clause 21.08 sets out the locally specific implementation of the objectives and strategies of clauses 21.04 to 
21.07 for City of Yarra’s neighbourhoods. Clifton Hill is recognised as a largely residential neighbourhood 
that has good public open space and two neighbourhood activity centres (Spensely Street and Queens 
Parade).  

Relative to the subject site, the policy seeks to: 

• Strengthen the built form of land adjacent to Alexandra Parade; 

• Protect the landmark role and maintain the visual prominence of the Shot Tower; 

• Improve on street pedestrian and cycle links to open space along Gold Street; and 

• Ensure that development does not adversely affect the significance of the heritage place. 

Clause 22.02 applies to all land within a Heritage Overlay. The policy provides guidance for the protection 
and enhancement of the City’s identified places of cultural and natural heritage significance. Every building 
of cultural significance has been assessed and graded per its heritage contribution.  

The subject site is identified as being ‘contributory’ and is a contributory element within the broader heritage 
area. The contributory element for this site is the early factory building (See Section 2.5 for further site 
specific detail). 

The policy generally encourages the retention of a building in a heritage place.  That is unless new evidence 
has become available to demonstrate that the building does not possess the level of heritage significance 
attributed to it in the incorporated document, City of Yarra Review of Heritage Areas 2007 Appendix 8, 
revised September 2015, and the building does not form part of a group of similar buildings. 

The policy also encourages the design of new development and alterations and additions to a heritage place 
or a contributory element to a heritage place to: 

• Respect the pattern, rhythm, orientation to the street, spatial characteristics, fenestration, roof form, 
materials and heritage character of the surrounding historic streetscape; 
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• Be articulated and massed to correspond with the prevailing building form of the heritage place or 
contributory elements to the heritage place; 

• Be visually recessive and not dominate the heritage place; 

• Be distinguishable from the original historic fabric; 

• Not remove, cover, damage or change original historic fabric; 

• Not obscure views of principle façades; and 

• Consider the architectural integrity and context of the heritage place or contributory element. 

Clause 22.03 applies to all development. The policy seeks to retain important landmarks and icons which 
contribute to the identity of the City of Yarra and to maintain view lines to key landmark sites. A key landmark 
within the vicinity of the subject site is the Shot tower on Alexandra Parade.  

Clause 22.07 applies to applications for development that is accessed from a laneway or has laneway 
abuttal. The policy identifies the need to retain existing laneways and enhance their amenity. It also states 
that, where appropriate, laneway access for vehicles is to be used in preference to street frontages to reduce 
vehicle crossovers. 

Clause 22.12 identifies the need for new residential development to contribute to the provision of public 
open space. Its objective is to implement the Yarra Open Space Strategy and to identify when and where 
land contributions for public open space are preferred over cash contributions. 

Any redevelopment of the site will need to demonstrate that the requirements set out in the local policy 
documents will be incorporated into any new development and that it will aim to achieve as many objectives 
as possible. 
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Figure 9 – City of Yarra Clause 21.03 Strategic Framework Plan  Figure 10 – City of Yarra Clause 21.03 – Residential Development Opportunities 
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4. RELEVANT DEVELOPMENTS IN THE AREA 
The City of Yarra receives about 1400 planning permit applications each year, about 10-15% of these are for 
large scale developments. These major developments can take many years to come into fruition and 
normally involve many stakeholders.  

Below are some key strategic planning projects that are of relevance to the potential re-development of the 
subject site: 

247 Gold Street, Clifton Hill 

The site has recently been approved for a 4 storey residential building comprising 18 dwellings. Currently at 
registration and sales, the project will begin construction in 2017. 

122-138 Roseneath Street, Clifton Hill 

Permit PLN15/0636 allows for the part demolition of the site to allow for the construction of a part four (4) 
and part six (6) storey mixed-use development consisting of 67 dwellings, 134 square metre food and drink 
premises and 66 car spaces. Currently at registration and sales, the project will begin construction in 2017. 

217-241 Queens Parade, Clifton Hill 

Planning permit PLN15/1101 was approved on 14 July 2016. The permit allows for the demolition of the 
existing building, construction of a new 10-storey building plus one basement level of car parking (33 
spaces), and the use of the land for an aged care facility (127 beds with ancillary cafeteria and dispensary) 
and medical centre. 

243-247 Queens Parade, Clifton Hill 

Planning Permit PLN11/0311.01 was approved by Council on 10 November 2015 and provides a part eight 
(8) and part eleven (11) storey building for 76 dwellings. The approval also provides for two basement levels, 
communal roof top gardens at eight and eleventh floors, one ground floor retail premises (46.5 square 
metres) and one food and drink premises (62.7 square metres).  

249-261 Queens Parade, Clifton Hill 

Currently under assessment, the application is seeking development of the 1,195-square metre site for a 17-
storey residential building comprising 115 dwellings, 96 car spaces and 120 bike spaces. 

468 Smith Street, Collingwood 

Currently under construction, the 1,289-square metre site is set to be developed into a (10) storey building 
comprising 106 dwellings, library, bar, 68 space car park and 121 bike spaces. 

148-150 Cecil Street, Fitzroy 

Planning permit PLN14/1125 was approved in November 2016 for Recently applied for a seven (7) storey 
building comprising 19 dwellings, a 40-square metre shop, 18 car spaces and 26 bike spaces. 

423-425 Smith Street, Fitzroy 

Currently under assessment, the application is seeking development of the 2,710-square metre site into an 
8-storey commercial building comprising 7,540 square metres of net leasable area. 

416 Smith Street, Collingwood 

Presently under construction, the site is set to be developed into an eight (8) storey building comprising 113 
dwellings. 

5-9 Alexandra Parade, Collingwood 

Council is considering an application to develop land at 5-9 Alexandra Parade, Collingwood for a 12-storey 
mixed use development with basement car parking containing 53 dwellings and a retail tenancy fronting 
Alexandra Parade. 
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Figure 11 – Nearby developments 
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5. ANALYSIS 
The site’s locational and policy context can be summarised as follows: 

• Excellent locational attributes due to its proximity to the Smith Street, Johnston Street, and Queen’s 
Parade Activity Centres, providing access to a range of services and facilities; 

• Located on the major boulevard of Alexandra Parade which provides a robust location for re-
development at a higher density than currently existing;  

• Serviced by a range of public transport options within close proximity;  

• Located on the opposite side of Alexandra Parade from a designated mixed use precinct;  

• Located on a large corner site (approximately 3,000sqm) with frontage to two roads, providing excellent 
vehicle access and an opportunity to present a robust building form and design to improve the site’s 
presentation to the street; 

• Physically separated from sensitive uses to the north and west and any individually significant heritage 
buildings; 

• Includes limited sensitive interfaces; 

• Located within a Heritage precinct as a ‘contributory’ place; 

• Can be categorised as a strategic redevelopment site where higher density development should be 
directed; and 

• Strong policy support to increase densities, particularly on sites which will not impact on established 
residential areas. 

Based on the site’s locational and policy context, the existing General Residential Zone (GRZ4) does not 
best align with the strategic policy directions applying to the site.  GRZ4 does not represent the best planning 
outcome for the site or broader context. This is the case given: 

• It restricts the scale of development to a maximum of 11.5 metres in height which is considered an 
underdevelopment of the site in this strategically appropriate location; 

• Does not actively facilitate future active commercial and/or retail uses at street level along Alexandra 
Parade and Gold Street to improve the public realm experience;  

• Does not provide the opportunity for the delivery of an appropriate increase in housing density in a 
location with limited sensitive interfaces or heritage restraints; and 

• This section of Alexandra Parade is not considered an established residential area where purely 
residential uses of a low scale are, or should be, encouraged. It is a robust setting which calls for 
activation.  

The site provides the opportunity to deliver housing at a greater density, to meet policy objectives, than could 
be achieved in the surrounding neighbourhood, on sites which are affected by heritage and zone restrictions, 
as well as restricted by their physical size and sensitive interfaces. Where opportunities such as this exist, 
advantage should be taken to relieve pressure for delivering such outcomes on more sensitive areas. 

In proposing a new, more appropriate zone for the site, consideration has been given to a number of 
possible options as summarised in the table below. Based on the analysis, the Mixed Use Zone (MUZ) 
provides clear advantages for delivery on policy objectives, physical context and benefits for all stakeholders.   

The review and comments within this table are based on the following logical application of zones;  

• Their individual intended purpose;  

• The appropriate transition from adjoining zones;  

• The original proposition for the zoning of the site during the rollout of the residential zones in 2014; and  

• A review of DELWP’s Planning Practice Note 78, Applying the Residential Zones. 
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Table 1 – Zoning Options 

Zone Option Commentary  

General Residential Zone 

- GRZ3  

(Office of housing sites 

over 2500sqm and 

selected main road sites) 

The GRZ3 is an existing zone within the Yarra Planning Scheme and 

includes no specified maximum height within the schedule itself. While no 

height is noted in the schedule, the maximum height will fall back to the 

mandatory maximum height of 11m, or 3 storeys’ recently introduced by 

Planning Scheme Amendment VC110 to the parent clause of the GRZ. 

Given the mandatory maximum height, contextual arguments cannot be 

made to support a greater height for any future development approval.  

On review of the City of Yarra’s zoning history for the site, this zone was 

applied as an interim zone between 2014 and 2016. 

Mixed Use Zone - MUZ No specific height limit applies within the MUZ, although meeting ResCode 

objectives to residential boundaries is required. 

There are no specific schedules to the MUZ within the Yarra Planning 

Scheme. 

The City of Yarra recognises its MUZ areas as locations to accommodate 

medium density development that may not be achievable within existing 

residential zones. This is the case opposite the site on the southern side of 

Alexandra Parade.  

The MUZ provides more flexibility in uses allowable at ground level, rather 

than being a strictly residential zone.   

Residential Growth 

Zone - RGZ 

In theory, there is argument for the RGZ on this site which includes a 

discretionary height limit of 13.5m in the parent clause. As part of the 

rollout of the residential zones, the site was suggested to be designated to 

be within the RGZ by the Minister for Planning (in addition to several other 

sites) however, this was never implemented.  

Notwithstanding, the City of Yarra does not have any application of this 

zone within the municipality as Council considered the commercial and 

mixed use zones in Yarra served the purpose of the RGZ. Given this, it is 

not considered practical to apply the RGZ specifically to the site, where no 

other sites exist with this zoning.  

 

From an investigation of the site itself, the physical context in which is it located, and in the context of the 
objectives and provisions of the Yarra Planning Scheme, it is considered that the Mixed Use Zone would be 
the ‘best fit’ for the future zoning of the land as it allows for medium density development that could 
accommodate retail activation at street level and residential uses above.   

A new Schedule to the Design and Development Overlay (DDO) should also be applied to the land to guide 
the built form of future development and provide certainty for current and future stakeholders of the site 
including owners and Council.  

The application of the MUZ and DDO are addressed below.   
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5.1. PROPOSED ZONE AND LAND USE 
It is considered the Mixed Use Zone is the most appropriate zone for the site based on the following 
grounds:   

• A rezoning of the land to Mixed Use Zone and its subsequent redevelopment for infill retail/commercial 
and residential purposes would provide for appropriate revitalisation of this section of Alexandra Parade 
and contribute positively to the preferred future character and use of the immediate area.  

• This zone would enable a range of as of right land uses including housing at the upper levels and active 
uses at ground level which could include retail, food and drink fronting Alexandra Parade.  

• The site’s substantial size (approximately 3000sqm), corner location   on Alexandra Parade and strategic 
context would support a medium to higher density development, while not impacting on surrounding finer 
grain residential development set back from Alexandra Parade. Such an outcome would not be 
achievable within the existing residential zone. 

• A rezoning of the land to the Mixed Use Zone and its subsequent redevelopment for infill residential and 
commercial purposes would be appropriate to guide the future character of the surrounding area.  

• The Mixed Use Zone would enable a range of as of right uses including residential, office at upper levels 
and active uses at ground level including retail and food and drink. 

• The application of the Mixed Use Zone has been implemented in similar situations, such as opposite the 
site on the southern side of Alexandra Parade and areas that can accommodate a more robust use and 
form, while not strictly being within an activity centre or commercial precinct. 

5.2. BUILT FORM AND SCALE  
The Mixed Use Zone does not dictate a mandatory height control. Given this, it is considered the application 
of a built form control is appropriate to guide any future development on the site and to provide a level of 
certainty to future owners of the site, the community and Council. A Design and Development Overlay (DDO) 
Schedule which relates specifically to this site is proposed.     

The possible future scale of development for this site will be influenced by:  

• The strategic characteristics of the site;  

• The existing built form on the subject site and that surrounding it; 

• The planning policy context and strategic documents relating to the site and surrounding area; and 

• Recent approvals and developments in the vicinity.   

5.2.1. Informing Urban Design Analysis 

To inform the preparation of the DDO, an Urban Context Analysis (UCA) has been prepared by Urbis and 
accompanies this report. In summary, the UCA notes that parts of Clifton Hill are recognised as areas in 
transition, with select areas subject to considerable new development activity. This area of Alexandra 
Parade, specifically being on the slip lane at the entrance to the Eastern Freeway, is not considered a 
particularly sensitive location by way of interfaces and is not within an established heritage or built form 
precinct, albeit within a broad Heritage Overlay (HO317). For these reasons, it is considered the site can 
accommodate a more robust future building form, particularly fronting Alexandra Parade.  

Whilst development immediately surrounding the site is of a low scale, particularly looking at the existing built 
form on Alexandra Parade to the east, west and to the site’s north on Noone and Gold Streets, a similarly 
low scale is not considered the most appropriate built form outcome for this site given its size and context.  

The existing building at a maximum of approximately 8m, or 2 storeys high, is considered modest in nature 
for the location and size of the site and this does not establish a scale of development to be retained for the 
site.  

The existing building form presently developed for a hardware store is a typical ‘bulky goods’ type design 
with walls built to the boundaries and a lack of articulation or built form variety. If proposing a residential 
development, this form is not considered appropriate and would need to be tailored to a suitable mixed use 
form.  

 



 

30 ANALYSIS  
 URBIS 

MA10665-REP03 JK 11AUG17 

 

 

Figure 12 – Existing Built Form Context. 

 

Figure 13 – Existing Building Typologies 

 

Notwithstanding the current building design, the City of Yarra’s heritage policies and the Victorian heritage 
Database Report list the site as a ‘contributory’ building under its Heritage Status/Level of Significance and 
its level of integrity to be ‘fair’.  Any future application will be further informed and accompanied by a 
supporting report by a qualified heritage consultant.     

It is recognised that this area of Alexandra Parade, particularly to the east, does not include many recent 
medium or higher density developments. This is considered to be a result of the ongoing uncertainty around 
the execution of the previously proposed East-West link, rather than the appropriateness of the context to 
facilitate such developments.    
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5.2.2. Appropriate Height and Scale  

The future height considered appropriate for the site has been informed by the UCA. While specific detail 
would be resolved as part of a detailed design process and any planning permit application, broad principles 
have been applied to inform height within the proposed DDO.      

Figure 14 – Redevelopment Corridors or Nodes 

 

To identify the scale of development considered appropriate on the site, testing was undertaken through 
massing studies contained within the accompanying UCA. It is recognised future buildings could be 
configured in many different ways and that this analysis shows just a few examples. The outcomes of these 
studies were that: 

• Building form could be separated into individual masses atop a podium, with a higher form on the south-
east corner of Alexandra Parade and Gold Street and a slightly lower scale on the south-west corner.   

• A preferred maximum of eight (8) storeys (approximately 25 metres) would be appropriate, subject to a 
detailed design response at the time of any planning application;  

• Towers should be setback from Alexandra Parade to frame views to the Shot Tower, particularly when 
viewed from the western approach; 

• While future building form will be visible along Alexandra Parade, the Shot Tower remains the prominent 
feature of this location;   

• Development at this scale is seen above existing vegetation on Alexandra Parade, however does not 
dominate the setting;    

• The form does not look out of context when viewed from the east or west approaching the site given the 
wide boulevard nature of Alexandra Parade; and  

• Setbacks to the north and west should be incorporated to limit overshadowing to the adjoining residential 
properties between 11am-2pm on the September 22nd equinox.  
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Figure 15 – Indicative Built Form – 8 Storeys 

 

Figure 16 – Indicative Built Form 6 – 8 Storeys 

 

5.2.3. Design and Development Overlay 

The DDO proposed for the site (included at Appendix A of this report) includes a suite of Design Objectives 
and built form requirements.  

The DDO includes a preferred maximum height of eight (8) storeys (25 metres), with a street wall height of 
three (3) storeys fronting Alexandra Parade and Gold Street.  

In preparing the DDO, recent relevant strategic work such as the Queen’s Parade Built Form Review and 
DDO16, and existing built form controls such as DDO13 – Emma Street Precinct, Collingwood (on the 
southern side of Alexandra Parade) and the North Fitzroy Gasworks Precinct Urban Design Framework, 
have been reviewed and considered.  
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The DDO has been drafted as a site-specific control, and not repeating objectives already within local 
planning policy which remain applicable to the site. The Design Objectives in the DDO are as follows: 

• ” To facilitate a future development that provides for a mix of commercial uses at street level with 
residential uses above. 

• To facilitate a development that will provide a range of dwelling types, as appropriate, to allow for a 
diversity of households.  

• To enable a scale and density of development which takes advantage of the site’s strategic location 
including its proximity to the CBD, local activity nodes, public transport, other established amenities. 

• To provide an appropriate built form response to any recognised heritage features of the site. 

• To retain the visual prominence of the individually significant Shot Tower from key identified vantage 
points. 

• To ensure development appropriately considers the amenity impacts on neighbouring development and 
achieves a high standard of internal amenity within the development. 

• To encourage the development above the street wall to be designed as a series of separate 
development parts with building separation to enable views to the sky. 

The DDO also contains more specific built form requirements under the headings of: 

• Height and Setbacks   

• Building Form and Design 

• Heritage 

• Vehicle Access and Traffic 

• Amenity  

• Public Realm 

Refer to accompanying DDO.    
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6. STRATEGIC ASSESSMENT 
6.1. WHY IS AN AMENDMENT REQUIRED? 
The subject land has been declared surplus to the needs of the State Government. The site is zoned 
General Residential Zone (GRZ4), which does not best align with the strategic policy directions applying to 
the site.  The GRZ4 does not represent the best planning outcome for the site or broader context and as 
such it is proposed to apply the Mixed Use Zone (MUZ) to the land, to best facilitate the future use and 
development of the site. 

6.2. HOW DOES THE AMENDMENT IMPLEMENT THE STRATEGIC OBJECTIVES 
OF PLANNING IN VICTORIA? 

The rezoning of the land to the MUZ meets the objective to provide for the fair, orderly and sustainable use 
and development of the land, as it will allow for use and development which encourages growth in both 
housing availability and business activity in a strategically appropriate location. The proposed Design and 
Development Overlay (DDO) will provide guidance to future permit applicants and ensure that the site is 
developed in response to the conditions of the site and immediate surrounds, and the opportunities the site’s 
strategic location presents.  

6.3. HOW DOES THE AMENDMENT SUPPORT OR IMPLEMENT THE STATE 
PLANNING POLICY FRAMEWORK AND ANY ADOPTED STATE POLICY? 

Rezoning the land to the MUZ will allow for redevelopment of the site in keeping with the existing and 
emerging character and land use patterns of the surrounding environment, while providing a transition in the 
built form context that is strategically supported in this location. The application of the MUZ to the site will 
signify the transition of future development at this end of Alexandra Parade, as supported by strategic 
planning policy. 

The application of the MUZ to this site aligns with Plan Melbourne, which encourages the redevelopment of 
underutilised and well-located sites to house more people and create new opportunities for investment and 
business services. 

The MUZ in this location accords with the State Planning Policy Framework with respect to Clause 11 
(Settlement), through the provision of land to accommodate projected growth, particularly through the 
consolidation of urban areas that take advantage of existing settlement patterns. Additionally, the MUZ 
allows for future development of the site to provide for a diversity of housing types and densities, along with 
a range of commercial uses, in a location that has existing access to services and facilities, including public 
transport, in accordance with Clause 16 (Housing). Similarly, the MUZ will provide opportunity for future 
development and land use to locate commercial and business facilitates within an accessible, established 
area, in accordance with Clause 17 (Economic Development) 

As encouraged by Clause 15 (Built Environment and Heritage) the application of the DDO will ensure that 
future development applications for the site contribute positively to the existing and emerging character and 
enhance the amenity of the surrounding area.  

6.4. HOW DOES THE AMENDMENT SUPPORT OR IMPLEMENT THE LOCAL 
PLANNING POLICY FRAMEWORK AND SPECIFICALLY THE MUNICIPAL 
STRATEGIC STATEMENT? 

The proposed rezoning is considered a logical transition between the existing residential land to the north 
and the mixed use and commercial development emerging along Alexandra Parade. The MUZ has 
specifically been chosen to signify change in the built form context of the area and ensure future 
development on the site can facilitate residential housing and business growth, in a strategically appropriate 
location. 
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Clause 21.03 (Vision) of the Yarra Planning Scheme sets out the vision for the municipality to 2020, which 
specifically seeks to accommodates a diverse population and increased opportunities for employment. 
Rezoning of the land to the MUZ will allow for an increase in the provision of residential land within the 
Clifton Hill area that can be developed at a higher density, providing support for population and business 
growth, and supporting opportunities for employment. Rezoning the land to the MUZ similarly supports 
Clause 21.04 (Land Use), which seeks to accommodate forecast increases in population growth, with the 
provision of housing, services and employment opportunities in strategically appropriate locations throughout 
the municipality.   

The application of the DDO to the site will guide future development in line with Clause 21.05 (Built form), 
including consideration for the amenity of adjoining properties and ensuring that development will positively 
contribute to the urban fabric of the Municipality.  
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7. OTHER KEY CONSIDERATIONS 
 

ENVIRONMENTAL EFFECTS The rezoning of the site from an existing residential zone 

does not give rise to any significant environmental effects. 

SOCIAL EFFECTS The land will be rezoned to provide a transition between 

the existing and emerging nature of the area and will not 

have any social effects. 

ECONOMIC EFFECTS No economic effects are anticipated as a result of the 

rezoning. 

ABORIGINAL HERITAGE The subject site is not located within an area of sensitivity. 

HERITAGE ISSUES The site is identified as a ‘contributory; within a broader 

precinct wide Heritage Overlay, and future development is 

required to respond the requirements of the Overlay.  

LAND CONTAMINATION A preliminary site investigation has been undertaken.  The 

results identify that further tests should be undertaken prior 

to development for a sensitive use.  

COMPLIANCE WITH MINISTERIAL 
DIRECTIONS 

The Amendment meets Ministerial Direction 1 ‘Potentially 

Contaminated Land’, as the findings of the preliminary site 

investigation confirm the site contains no significant soil, air 

or water contamination. It is understood that any potential 

contamination can be managed as part of a normal 

development application. 

The Amendment also accords with Ministerial Direction 

‘Form and Content of Planning Schemes’, with the 

proposed site specific Schedule to the DDO written and 

formatted in accordance with the Ministerial Direction. 

PROPER USE OF VICTORIAN PLANNING 
PROVISIONS 

The Mixed Use Zone will allow for a transition in density 

between residential land to the north and the higher density 

and uses encouraged along Alexandra Parade. The 

proposed site specific DDO will provide further guidance 

regarding the future development of the site. 

VIEW OF ANY RELEVANT AGENCY Transport For Victoria have no initial concerns with the 

proposed Amendment and VicRoads have been made 

aware of the application. 

REQUIREMENTS OF THE TRANSPORT 
INTEGRATION ACT 

The Transport Integration Act is no of significance to the 

proposed Amendment. 

RESOURCE AND ADMINISTRATIVE COSTS 
OF THE RESPONSIBLE AUTHORITY 

The amendment will not create any burden on the resource 

and administrative costs of the City of Yarra. The usual 

requirements and fees for planning permit applications will 

apply. 
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8. RECOMMENDATIONS 
In summary, we confirm that the site presents an opportunity for redevelopment, and delivery on planning 
policy objectives of greater intensity, that could not be achieved on other sites nearby because of the 
following:   

• The site’s strategic corner location on Alexandra Parade; 

• The site’s substantial size; and  

• The site’s limited sensitive interfaces;  

Therefore, we recommend the following amendments to the Yarra Planning Scheme: 

• The rezoning of the site from the General Residential Zone - Schedule 4 (GRZ 4 – Main Road Sites 
and Areas) to the Mixed Use Zone; and  
 

• The application of a new site specific Design and Development Overlay to guide the built form of 
future development. 
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DISCLAIMER 
This report is dated 20 July 2017 and incorporates information and events up to that date only and excludes 
any information arising, or event occurring, after that date which may affect the validity of Urbis Pty Ltd’s 
(Urbis) opinion in this report.  Urbis prepared this report on the instructions, and for the benefit only, of 
Department of Treasury and Finance (Instructing Party) for the purpose of Planning Report (Purpose) and 
not for any other purpose or use. To the extent permitted by applicable law, Urbis expressly disclaims all 
liability, whether direct or indirect, to the Instructing Party which relies or purports to rely on this report for any 
purpose other than the Purpose, and to any other person which relies or purports to rely on this report for any 
purpose whatsoever (including the Purpose). 

In preparing this report, Urbis was required to make judgements which may be affected by unforeseen future 
events, the likelihood and effects of which are not capable of precise assessment. 

All surveys, forecasts, projections and recommendations contained in or associated with this report are made 
in good faith and on the basis of information supplied to Urbis at the date of this report, and upon which Urbis 
relied. Achievement of the projections and budgets set out in this report will depend, among other things, on 
the actions of others over which Urbis has no control. 

In preparing this report, Urbis may rely on or refer to documents in a language other than English, which Urbis 
may arrange to be translated. Urbis is not responsible for the accuracy or completeness of such translations 
and disclaims any liability for any statement or opinion made in this report being inaccurate or incomplete 
arising from such translations. 

Whilst Urbis has made all reasonable inquiries it believes necessary in preparing this report, it is not 
responsible for determining the completeness or accuracy of information provided to it. Urbis (including its 
officers and personnel) is not liable for any errors or omissions, including in information provided by the 
Instructing Party or another person or upon which Urbis relies, provided that such errors or omissions are not 
made by Urbis recklessly or in bad faith. 

This report has been prepared with due care and diligence by Urbis and the statements and opinions given by 
Urbis in this report are given in good faith and in the reasonable belief that they are correct and not misleading, 
subject to the limitations above. 

  



 

 

 

 


