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1. EXECUTIVE SUMMARY 
A major redevelopment of the Southgate site is proposed that includes significant city shaping improvements 
including enhanced linkages and permeability, a new 2,000 square metre open space for public use and a 
new office building that will accommodate 3,600 new workers on the site, as well as a significantly improved 
retail and leisure offering. In order to realise the potential of this strategic site, a Specific Control Overlay and 
Incorporated Document are proposed to facilitate this city shaping development.  

Southgate is a strategically located two-hectare site that was originally developed in the early 1990s.  It was 
a catalyst development at the time, being the first significant private development on the south side of the 
river, at the beginning of the Southbank precinct’s urban renewal process. At the time, everything west of 
Hamer Hall and the Arts Centre was a mix of industrial and warehouse type uses, all at relatively low density. 
Hence, at the time it was originally developed Southgate was effectively a standalone office, retail and 
leisure precinct on the south side of the Yarra. Whilst a great catalyst for what was to follow it was not 
designed to fully integrate with the broader Southbank precinct.  

In the context of how the Capital City has evolved over the past three decades and the strategic 
opportunities available through a redevelopment at this site, the owners of Southgate have engaged a 
project team, and undertaken a collaborative process with DELWP and the Melbourne City Council, to 
develop a new vision and design principles to unlock the potential of the precinct. The vision is summarised 
as follows: 

‘Southgate Re-Visioned – An opportunity for regeneration through a shared vision -  

A primary aspiration of this masterplan is to reconnect Southgate to its locale- open it up to its 
surrounds, making it an essential part of the journeys undertaken in the area. Not only a great 
destination, but a place which is easy and enjoyable to pass through. 

The renewed precinct will be comprehendible, attractive, welcoming and satisfying. Opening 
up Southgate in such a manner will allow the complex to leverage its location next to other key 
attractions. The place can add significantly to the experiences of visiting the Arts Centre, or the 
river environs, the Casino or the CBD. 

The significance of this precinct’s renewal has been recognised as a once a generation 
opportunity.’  

– FK Masterplan Book 1 

This report has been prepared by Urbis Pty Ltd on behalf of ARA Australia Pty Ltd, in support of what will be 
a substantial precinct revitalisation, driven by the development of a new retail and commercial built form and 
surrounding public realm works at Southgate, a strategic component of the Southbank precinct. 

A key objective is to re-envisage the site as an integrated piece of the Capital City given its strategic location  
in relation to the CBD, key public transport nodes, the Arts Precinct, the Yarra River Corridor and the broader 
Southbank area. 

Approval for this redevelopment is sought via a Section 20(4) Ministerial Amendment process, given the 
strategic significance of proposal and what it will deliver as a city shaping project. The Amendment sought 
would vary the Schedules to Clause 45.12 and Clause 72.04 of the Melbourne Planning Scheme to include a 
new Incorporated Document titled ‘Southgate Redevelopment Project – 1 & 3 Southgate Avenue and 16-60 
City Road, Southbank 3006 – May 2020’, and exempt use and development associated with the project from 
the need for approvals under the current controls.  A site specific control is appropriate to facilitate the key 
elements of this strategic redevelopment proposal that will deliver significant public benefits. 

Key points of proposal 

Broadly, the proposal includes the complete redevelopment of the existing retail component of the Southgate 
site and the inclusion of a new 26 storey commercial tower, comprising the revitalised retail and F&B podium. 
This facilitates the ability to deliver a new 2000sqm public open space, at the St Kilda Road level, adjoining 
the Southbank Promenade.  In addition to is provision, it is proposed to connect the new pubic open space to 
the wider Southbank precinct, and the Arts Precinct, via off-site works to the east of the subject site and the 
commitment to contributions towards future connections.  
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The proposal will also: 

• Upgrade the ‘nexus’ area within the site that fronts the existing HWT and IMB office buildings;  

• Upgrade the lobby areas of the existing HWT and IMB office buildings;  

• Create a new dedicated pedestrian entry to the precinct from City Road; 

• Revitalise this area and better connect to the site from the west; 

• Revitalise the existing Southgate retail / F&B levels below the Langham Hotel to the west of the site; 
and 

• Create the potential to further activate the corner of City Road and Southgate Avenue. 

The overall result of these works will create excellent new north-south and east-west connections through 
the entire site. 
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2. INTRODUCTION  
This report has been prepared by Urbis Pty Ltd on behalf of ARA Australia Pty Ltd, in support of a substantial 
revitalisation of the Southgate site, within the Southbank precinct. 

Approval for this redevelopment is sought through the application of Clause 45.12 (Specific Controls 
Overlay) in the Melbourne Planning Scheme to enable the key components of this integrated proposal. This 
approval is sought via a Ministerial Amendment Process 20(4), reflecting the strategic significance of this 
project to the City. The Amendment proposes to insert a new Incorporated Document titled ‘Southgate 
Redevelopment Project – 1 & 3 Southgate Avenue and 16-60 City Road, Southbank 3006, May 2020’ into 
the Melbourne Planning Scheme.  

The Incorporated Document would provide the approval and related conditions for the redevelopment and 
exempt it from any further planning approval requirements for the use and development associated with the 
project (i.e. it would remove the need for a planning permit).   

This project provides a once-in-a-generation opportunity to reimagine and reinvigorate one of the largest and 
arguably one of the most prominent sites on Melbourne’s south bank. This proposal seeks to completely 
revitalise the existing Southgate precinct, with a new commercial office building that will reinforce the existing 
corporate office cluster in this part of Southbank, a new retail offering that is relevant to current needs, and 
significant public benefits including a new 2,000 square metres open space. The proposal will also improve 
permeability and integration with surrounding precincts. It will transform Southgate from a largely inward 
facing complex to an integrated component of the Capital City.  

The development that will be facilitated by this amendment will deliver significant benefits to the City by 
placing public amenity and accessibility at the forefront of the design rationale, whilst leveraging its strategic 
location.  

In summary, the key benefits of this proposal include: 

 The introduction of new 2000sqm open space available for public use that is strategically located, 
adjoining the Yarra River corridor, with direct linkages to adjoining precincts; 

 A reconfiguration and revitalisation of this strategically located two (2) hectare capital city site, with 
additional employment density, and activated linkages, that will significantly enhance this key part of the 
City. 

 The addition of a significant amount of additional employment floor space in a part of the capital city that 
is highly accessible by both heavy and light rail public transport; and 

 Providing for improved linkages to and through the site and enhancing connections to the Arts Precinct 
from the Yarra River corridor.  

This report should be read in conjunction with the following lodged documents: 

 Masterplan Document – Book 1 prepared by Fender Katsalidis  

 Urban Context Report – Book 2 prepared by Fender Katsalidis Architects  

 Architectural Plans – Book 3 by Fender Katsalidis Architects  

 Landscape Report within Urban Concept Report - Book 2 by Oculus  

 Consultant Reports as contained in Appendices within Book 3 being: 

o Traffic & Waste Management Report by Salt 3 

o Arborist Report by Axiom Tree Management Pty Ltd 

o ESD Assessment Report by Norman Disney Young 

o Wind Assessment Report by Mel Consultants  

o Water Sensitive Urban Design Report by MA Civil Design 

o DDA Accessibility Report by Morris Goding Access Consulting 

o Heritage Impact Memorandum by RBA Architects and Conservation Consultants 
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For the Planning Scheme Amendment Request, the following documents have been prepared by Urbis in 
draft for review and consideration: 

 Incorporated Document 

 Reasons for Intervention Letter 

 Explanatory Report 

 Instruction Sheet 

 Schedule to Clause 45.12 

 Schedule to Clause 72.04 

 



 

URBIS 
PLANNING REPORT - RFI - OCTOBER 2020  THE HISTORY OF SOUTHGATE  5 

 

3. THE HISTORY OF SOUTHGATE 
Southgate is located in a prominent position on the southern bank of the Yarra River. Historically, a waterfall 
at Princes Bridge protected fresh water coming downstream, while trading ships could navigate upstream 
from the saltwater of Port Phillip Bay. In the early 1900s, the south side of the river was dominated by 
breweries, food processing and warehouses to support shipping and trading. Over time, this area became an 
industrial precinct in its own right, combining a range of old buildings and vacant government land. 

By the 1940s, the Trocadero dance hall (on art gallery site) and the Glacarium ice skating rink were the only 
leisure activities in the area. The only telling landmark was the Allen’s Confectionary factory neon sign. This 
area was on the cusp of dramatic and accelerated growth when the National Gallery of Victoria was 
relocated to its current site in the 1960s and the arrival of the Victorian College of the Arts in the 1970s. 
These institutions assisted the natural evolution of the wider precinct and a vision to rejuvenate the 
waterfront district began to emerge.  

By the 1980s a co-ordinated government strategy led to the building and landscaping of the Southbank 
Promenade as well plans for redevelopment of the south side of the river corridor, which subsequently 
expanded to plans for the urban renewal of the broader Southbank precinct. The south side of the river was 
originally part of the South Melbourne municipality, but as part of the rationalisation of local government 
areas it was included in the City of Melbourne and recognised as an important element of the Capital City. 
The Southgate project was a catalyst project in urban renewal to the south of the river.  Southgate was 
opened in 1992, creating a whole new layer of character to the Southbank precinct, including north facing 
restaurants and casual food and beverage opportunities, as well as leisure focused retail and two major 
office towers. For three decades Southgate has formed a critical part of the fabric of Melbourne’s expanded 
Capital City footprint.  The urban context of the Southgate precinct has significantly changed over this time.  

3.1. CURRENT ROLE OF SOUTHGATE 
Southgate today continues to be a busy mixed-use precinct, comprising of a range of retail, food and 
beverage and commercial premises. The commercial tenancies are largely contained within the IBM Tower 
and HWT Tower which sit to the south of the main retail area to Southbank Promenade.  Southgate is a 
hugely important piece of the wider Southbank area, given its strategic location, its size, and the range of 
uses the site does and could provide to the city.  

Whilst still a well utilised and important piece of the Southbank fabric and retail / food and beverage offer, the 
building form fronting the Yarra has become dated and a contemporary redevelopment of the centre offers a 
unique opportunity to improve and reimagine the precinct as a whole, including a new public realm response 
on this site and a reimagining of the key connections to and through the Southgate site.  Also, in the context 
of a two-hectare site in this proximity to the CBD Hoddle Grid, the current built form does not realise its full 
potential from a number of perspectives, including: 

• Linkages / permeability 

• Layout  

• Relationship between the river promenade, the site and the hinterland beyond 

• Activation within and at the edges of the precinct.  

• Density of development. 
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4. SITE AND URBAN CONTEXT 
This section should be read in conjunction with the Masterplan – Book 1 and Urban Context Report – Book 2 
prepared by Fender Katsalidis.  

4.1. SUBJECT SITE 
The Southgate site has a formal address of 1 & 3 Southgate Avenue and 16-60 City Road, Southbank.  A 
review of the site reflects that it does not currently have a clear “address” for a number of aspects of this “city 
block”. 

The subject site comprises an unusual shape and is bound by the Southbank River Promenade to the north, 
Hamer Hall, Quay West and St Johns Church to the east, Southgate Avenue to the west and City Road to 
the south (see Figures 1 and 2). The site is serviced by a single service road, which is Southgate Avenue, 
which bisects the site in an east-west direction. 

The site contains four existing buildings being, Langham Hotel, Southgate Retail centre, the HWT and IBM 
office towers, and has a total area of approximately 19,589sqm (see Figure 2).  

Figure 1 – Southgate subject site boundary 
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Figure 2– Subject site and surrounding buildings 

 

4.2. CERTIFICATE OF TITLE 
The property is legal described in: 

 Certificate of Title - Volume 11999 Folio 038 as Lot 2 on Plan of Subdivision 328901G.  

 Certificate of Title volume 10290 folio 012 described as Lot 3 on Plan of Subdivision 328901G 

The site’s development was facilitated by an Act of parliament and has a complex ownership structure and 
multiple easement overlays. The subject site also includes the Langham hotel which sits within its own Title 
(see Figure 3 and 4 below). For clarity, Figure 3 outlines the subject site Title details in a simplistic manner, 
namely areas owned by ARA Australia vs the Langham. It is important to understand the current Planning 
Scheme Amendment application does not seek to change or amend the Langham Hotel title area. This will 
remain as is, whilst the area within ARA Australia’s ownership forms part of this proposal.  
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Figure 3: Site location and site elements 

 

Figure 4: Site Title ownership differentiations  

 

The yellow in Figure 4 is an east-west section of Southgate Avenue which runs through the site.  
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4.2.1. Connections, Easements and Encumbrances 
Southgate is located over a large area and includes a complex number of registered encumbrances and 
unregistered easements and ancillary arrangements which are negotiated with the adjoining property owner 
(Langham).  

In general, Southgate links to the public realm on two different levels, however the vertical connections 
through the site are poor and confusing for anyone wanting to traverse the site.  

There is a pedestrian easement (E-13) which traverses diagonally across the site from Hamer Hall to 
Langham Hotel. This is a 24hr connection through the precinct which is not widely known. Locals who are 
more familiar with the area are able to navigate through the retail centre using a series of stairs and 
escalator to transition between the various ground planes, at the river promenade, St Kilda Road and City 
Road levels. 

The most confounding aspect about the precinct is that the street address to the two main commercial 
towers are 40 & 60 City Road even though there is no direct access from this frontage. The closest street 
access to the two tower lobbies located on the upper ground level is enabled through the hotel porte 
cochere, which is via the Langham hotel titled easement (see Figure 5 below). 

Figure 5 – Existing connections and movements diagram 
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A current Certificate of Title for the site is provided Appendix A. 

A set of diagrams clearly indicating the easement locations and variations has been prepared by Veris and is 
included with this application (Appendix G). A description of the easement variations is included within plan 
SK01.  

As indicated above, the property is affected by the Southgate Project Act 1994 (Vic). The stated purpose of 
the Southgate Project Act 1994 (Vic) was to facilitate the original Southgate project by making specific 
provision for: 

 The subdivision of the project land; 

 The integrated management, by agreement, of the project land and land in its vicinity; and 

 The modified application to the project land of planning and building controls.  

A copy of the Southgate Project Act 1994 (Vic) is provided at Appendix A.  

The Incorporated Document is proposed to include a condition which allows the relevant changes to 
easements and encumbrances to allow for the development as proposed.  

Refer to Section 17 of this report for details on the proposed easement variations.  
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5. SURROUNDING INTERFACES 
The boundaries of the Southgate site are varied in nature, with a range of different interface experiences with 
its adjoining neighbours as described below. 

5.1. NORTHERN INTERFACE  
The subject site adjoins Southbank Promenade and the Yarra River to the north. The Southbank Promenade 
extends for approximately 600 metres and is bound by Queens Bridge Street to the west to St Kilda Road to 
the east. The Promenade provides public open space and pedestrian connections along the river corridor 
and to St Kilda Road to the east and the Southbank and Crown Casino Precincts to the west.  The depth of 
occupied space within the Southgate development at the promenade level is relatively shallow, as it is 
truncated by the alignment of the east-west section of Southgate Avenue. 

Picture 1 – Northern Interface to Southbank Promenade and the Yarra River 

 

 

5.2. EASTERN INTERFACE 
The site adjoins New St Johns Church, Quay West apartments and Hamer Hall to the east, with a the main 
pedestrian interfaces being at St Kilda Road level, although secondary interfaces also exist at promenade 
level. This varies to some extent between buildings. The New St John’s Lutheran Church comprises a triple-
storey brick building with pedestrian access from City Road and Southgate Avenue. The Church is 
individually listed within the City of Melbourne’s Heritage Overlay (HO1218) and within the Southbank 
Heritage Inventory 2019.  

Quay West apartments comprise a twenty-eight (28) storey (82 metre) residential apartment tower, with 
access provided from Southgate Avenue and vehicular access provided via City Road. 

Hamer Hall, also known as the Victorian Concert Hall reaches 28 metres in height with main pedestrian 
access via St Kilda Road and secondary access via Southbank Promenade. Hamer Hall contains various 
food and beverage tenancies at the Southbank Promenade level and currently contains public open space a 
pedestrian bridge link to Southgate at the St Kilda Road level adjacent to the common boundary and 
additional public open space to the south (Richard Pratt Gardens.) Hamer Hall is covered by HO760, which 
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extends over the wider Victoria Arts Centre Precinct. It is also on the Victorian Heritage Register (Citation 
H1500). See Heritage Impact Memorandum prepared by RBA Architects for heritage citation details.   

Figure 6 – Eastern Interface 

 

 

 

Picture 2 – Eastern Interface to Hamer Hall, Southbank  Picture 3 – Eastern Interface to Quay West, Southbank 

 

 

Picture 4 – Eastern Interface to New St John’s Lutheran 
Church, Southbank 

 

5.3. SOUTHERN INTERFACE 
The subject site adjoins City Road to the south, a major arterial road comprising three lanes of traffic in each 
direction. There is a pedestrian connection to the Southgate complex from City Road, however it is not well 
known, and in the main, City Road is primarily dedicated to cars with no direct pedestrian access to the HWT 
or IMB towers. There is a left in and left out access to the basement car park from City Road.  The Southgate 
site effectively turns its back on City Road.  

Further south is the Arts Centre (International Arts Precinct), comprising various facilities including the State 
Theatre and National Gallery of Victoria (NGV). It is noted that the Arts Precinct is planning for major 
redevelopment works (led by Development Victoria), including upgraded and additional facilities and new 
high-quality public open spaces.  



 

URBIS 
PLANNING REPORT - RFI - OCTOBER 2020  SURROUNDING INTERFACES  13 

 

Picture 5 – Southern Interface to City Road and Arts Precinct 

 

Picture 6 – Southern Interface to City Road – Facing East 

 

 

5.4. WESTERN INTERFACE 
The site abuts Southgate Avenue and No. 12 Riverside Quay to the west.  

Southgate Avenue comprises a local access (no-through) road providing service and vehicular access to the 
Southbank Promenade and Southgate development from City Road.  

On the west side of the Southgate Avenue road reserve is No. 12 Riverside Quay (Exxon Building), currently 
comprising 18 storeys (68 metres) at its highest point and containing frontages to Southbank Promenade 
and Riverside Quay, with vehicular and service entries from Southgate Avenue.  
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It is understood that this site is subject to a future development application. 

Picture 7 – Western Interface to Southgate Avenue and No. 12 Riverside Quay, Southbank  
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6. SURROUNDING CONTEXT 
The subject site is located within the Southbank Precinct of the Capital City and is on the edge of the 
Melbourne CBD to the north, Crown Casino Precinct to the west and the Arts Precinct to the south (see 
Figure 8).  

In a strategic context the site was a catalyst within the Southbank urban renewal precinct. The City of 
Melbourne’s Southbank Structure Plan (2010) purports the ‘Southbank’ area to form a natural extension of 
the Central City, supporting economic growth and accommodating increased density of development to 
provide commercial, residential and mixed-use developments throughout the area. The Southbank Structure 
Plan in conjunction with local planning policy is being used to guide development of the area, with higher 
density developments emerging in a location that is strongly supported by existing infrastructure and 
services. Developments that create high-quality pedestrian environments and which enhance the public 
realm are also highly encouraged by the Structure Plan. There has been significant change in this area 
between City Road and the Yarra Corridor between St Kilda and Clarendon Street, since Southgate was 
originally developed in the early 1990s.  It continues to evolve as a true extension of the Capital City.  

The site is located with access to a wide variety of services, infrastructure and facilities including: 

 Flinders Street Station located approximately 120 metres north  

 St Kilda Road and Flinders Street Tram Stops located approximately 280 metres north-east 

 Crown Casino Precinct, including Yarra Promenade featuring mixed commercial and retail uses, 
located approximately 390 metres west 

 The Arts Precinct directly adjacent to the site to the east and south 

 Public open space at Southbank Promenade and the Yarra River corridor located at the northern 
interface  

 Public open space at Royal Botanical Gardens located approximately 150 metres east 

Figure 7:  Location Map 
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Figure 8:  Surrounding Context 
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7. KEY VISTAS 
The site is located in a highly prominent position visually on the Southbank on the Yarra. The most 
prominent public views to this site are outlined below. 

Figure 9: Key View A – From north bank looking directly south 

 
 

Figure 10: Key Vista B – Princes Bridge looking south-west 

 
 

Figure 11: Key Vista C – Evan Walker Bridge looking east 
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8. SITE OPPORTUNITIES AND CONSTRAINTS 
Southgate sits at the easternmost edge of the Southbank river promenade where it is uniquely positioned to 
provide connections from the river edge to the Arts Precinct, St Kilda Road, the Botanic Gardens and 
Melbourne’s Central City. As a key site between these various nodes and in a prominent location along the 
river corridor, we recognise the importance for any redevelopment to acknowledge the public realm and 
review linkage opportunities as a key consideration of a proposal. Any design must also respect and respond 
to the surrounding context and the strategic location adjacent to some of Melbourne’s most important cultural 
and tourist destinations.  

To ensure that this redevelopment proposal can make the most of its unique position, a review of its 
opportunities and constraints has been undertaken. The analysis below highlights the key areas where 
improvement can be made to the urban realm and the associated challenges facing the site. This analysis is 
important in the context of the city building potential that can be realised at this site.  

8.1. OPPORTUNITIES:  
Table 1: Site Opportunities  

Location 
 

• The site sits in a unique location adjacent to Melbourne’s Central City, the Yarra 
River, Melbourne’s Arts Precinct and the Botanic Gardens. This creates the 
opportunity to:  

• Improve connections and linkages through the site  

• Improve connections to adjoining precincts and important nodes 

• Create a destination that people want to visit that connects the surrounding key nodes  

• The siting on the southern side of the Yarra River allows for the new building and 
public open space to take advantage of the northern aspect and CBD views.  

• The site has a 160-metre frontage to Southbank Promenade where improved 
activation, connection and interaction with the public realm can be achieved.  

• The opportunity to activate inactive edges at City Road and Southbank Avenue. 

• Opportunity to improve vertical connections which are currently poor and confusing  

Timing • The Arts Precinct is planned to undergo significant regeneration and upgrades from 
Hamer Hall (adjacent to the subject site) to Southbank Boulevard to the south. 
Approximately 18,000 square metres of elevated public realm space (which will 
include pedestrian connections, new gardens, events spaces, restaurants and bars) is 
proposed to connect the precinct’s cultural institutions. Southgate has the opportunity 
to continue this public realm into the river corridor with a clear visual and physical 
connection down to the river promenade. The timing is now right to commence 
consideration of the design so that it can complement the wider precinct and improve 
connections between the two areas. 

Site Size • The site is very large, equivalent to a CBD city block, allowing capacity to develop 
both interesting built form and the provision of a high level of public space. 
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Figure 12: Site Location Context  

 

8.2. CONSTRAINTS 
Table 2: Site Constraints   

Location 
 

• There is limited permeability from the Yarra River to St Kilda Road and the site is 
internalised to a large extent. 

• There is poor wayfinding through the site. 

• The site is very large and can accommodate a large population. However, it has 
limited vehicular accessibility as it can only be accessed via City Road which is 
generally extremely busy.  

Complex Title Structure • The site comprises numerous titles which contain a multitude of easements and 
restrictions.  

Existing Built Form 
 

• Southgate Avenue traverses through the centre of the site. Whilst it sits at the 
promenade level, and hence it creates limitations to the built form, pedestrian 
connections and ability to activate all sides of the site.   

• Illegible site layout with existing buildings comprising two office towers and the 
Langham Hotel that need to be incorporated in any layout considerations. 

Topography • Given the level changes, there is limited capacity to create clear lines of sight and 
connections from the Southbank Promenade to City Road.  

• Large site with limited vehicular accessibility or internal permeability. 

Site Size • The site’s size combined with its lack of permeability, make it an inhibitor to pedestrian 
connections through Southbank. The proposed development has to be cognisant of 
this to ensure that it does not create an obstruction in an important strategic location.  
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9. DESIGN PRINCIPLES 
Section to be read in conjunction with Key Design Principles Section of Masterplan Book 1.  

In order to fully understand how this large site would be best developed, a range of design principles were 
created by the design team over the course of many months. These design principles have assisted the 
team in establishing the most appropriate development outcome on this large and complex site. 

Table 3: Design Principles    

Design Principle 1 –  
Create Open Spaces 
 

• Look to create new open spaces across the varying levels of the site 
including; 

o River Promenade Level 

o St Kilda Road Level / Park 

• Above podium level River promenade level open space has the opportunity 
to offer a vertical connector up to proposed new park on St Kilda Road 
entry level.  

Design Principle 2 – Create better 
engagement with River and 
Promenade 
 

• The creation of pedestrian shelter results in greater amenity 

• Integrate with proposed River Promenade improvements. Collaborate with 
authorities to achieve a desirable public realm outcome 

• Create articulation of the building line which encourages lingering which 
also offers sheltered spaces off the River Promenade. Resulting in an 
enjoyable pedestrian experience.  

• Create multiple points of entry 

• Create visibility between inside and outside  

Design Principle 3 – Create an 
address to City Road with more 
active frontages to bounding 
streets 
 

• Activation opportunity to south-western corner of precinct 

• Activation opportunity to western edge of Southgate Avenue, including 
opportunity to reduce vehicle access 

• Create entry into Southgate from City Road corresponding with address to 
towers and activation to frontage 

  

Design Principle 4 – Create more 
permeability 
 

• Create a north-south link to City Road 

• Improve pedestrian experience along Southgate Avenue 

• Create linkages from river to Arts Precinct and retain and enhance link from 
St Kilda Road along Promenade 

• Retain and enhance an east-west link through the site from St Kilda Road 
to Riverside Quay 

• Create a north-south link to City Road 

Design Principle 5 – Create 
opportunities through built form 
 

• Understand and use the orientation and forms of the adjacent buildings to 
inform the proposed new built form 

• Respond to the alignment of the Yarra River 

• Ensure building form responds to key view lines from outside the site 

• Ensure building setbacks are appropriate 

Design Principle 6 – Create a 
rationalised servicing network 
 

• Create a centralised loading dock and distribution network underground 
and reduce loading / traffic impacts along the ground plane 

Design Principles 7 – Create 
linkages to Arts Precinct 
 

• Connection to Southgate opportunity to establish connection down to River 
Promenade level and below 

• Resultant connection facilitates connections between Arts Precinct, St Kilda 
Road level and River Promenade levels 

• Link Southgate on alignment of existing elevated connection 
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10. PROPOSAL  
A detailed summary of the proposal, including layout and floor areas is provided within the 
Architectural Plans booklet prepared by Fender Katsalidis at Book 3.  

This Planning Scheme Amendment (20(4)) application seeks the introduction of a site specific approval into 
the Melbourne Planning Scheme (via Clause 45.12 and Clause 72.04) that will allow for this ‘city shaping, 
once-in-a-generation’ development to be realised at Southgate.  

The proposal has been carefully designed in a collaboration between Fender Katsalidis Architects (FK), 
Oculus Landscape Architects and Benoy Retail Architects. The proposed design is a result of many months 
of collaborative workshops held with the City of Melbourne (CoM) and the Department of Environment, Land, 
Water and Planning (DELWP), and building on the urban context analysis and the design principles that 
have been established.  

The proposed works will include the demolition of the existing Southgate retail complex at No. 3 Southgate 
Avenue, Southbank and the redevelopment of this area, including a new 26 storey commercial office building 
and a revitalised five (5) level podium largely dedicated to retail and F&B uses. The proposal will comprise 
podium and tower elements, along with the delivery of prime new publicly accessible open space excellently 
located to the north of the site. The primary public open space provision is described as the ‘River Meadow’ 
and comprises a 2000 square metre parcel of publicly accessible open space at Level 1 directly above the 
Southbank Promenade, with direct pedestrian connections from the river promenade, at both the east and 
west end of this space. 

Figure 13: Princes Bridge view of proposal  

  

More specifically, the proposal includes the following key elements: 

 Partial demolition of the Southgate complex at No. 3 Southgate Avenue, including demolition of retail 
levels below the Langham at future stage (retention of IBM and HWT towers); 

 Internal rearrangement of two (2) levels of basement car park, including rearrangement of services 
and car parking layout and provision of 619 car parks (down from the current 962 car parks); 

 Construction of a new 26 level building comprising 21 storeys of commercial office and a five-storey 
podium which will include a mix of retail, F&B and commercial uses; 

 The proposed new building has a height of 108.60 RL to the roof parapet with a total height of plant 
at 113.3 RL; 

 Creation of 2000 square metres of new public open space area, through the introduction of the ‘River 
Meadow’ platform one level above the Promenade;  
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 Substantial upgrade to the internal ‘nexus’ area at the base of the IMB and HWT towers, including 
the upgrade to existing lobby areas for these towers; 

 Upgrades to create a building entry from City Road and potential for future development at City Road 
/ Southgate Avenue corner; 

 Works to Southgate Avenue where it runs through the site.  

 Revitalisation of the existing Southgate retail / F&B levels below the Langham Hotel in the western 
portion of the site; and 

 Early works to prepare the site for construction. It is proposed to include a condition on the 
Incorporated Document which enable early works to occur on the site to the satisfaction of the 
Responsible Authority. 

 Variations to easements E-4, E-8, E-9, E12, E-13, E-14, E-15 

The proposal also includes off-site works that would allow the site to be highly accessible from the wider 
precinct, including the delivery of: 

 A public stair and lift connection from Southbank Promenade to Level 1 River Meadow  

 A new expanded pedestrian connection between Hamer Hall and the site at Level 1 (River Meadow 
to Hamer Hall) (see Figure 14 below) 

The exact extent of these works will continue to be negotiated with both City of Melbourne and DELWP and 
are intended to be dealt with via a condition on the Incorporated Document. In principle these works have 
been considered vital in terms of their ability to allow the proposal to provide meaningful new open space 
areas whilst ensuring improved connections to and from the Southgate precinct from surrounding areas.  

Figure 14: Proposed ‘off-site’ works proposed as part of this application (TP102) 

 
Within the Incorporated Document, this proposal will also make provision for the contribution to wider ‘off-site 
works’ that would enable a future pedestrian link to the Arts Precinct and upgrade works to the west of the 
subject site (i.e. a portion of Southgate Avenue west). These contributions are discussed further below. 
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10.1. DEVELOPMENT SUMMARY  
The following table provides a summary of the key elements of the proposed works: 

Table 4: Development Summary 

DESIGN COMPONENT  PROPOSED 

Proposed Uses Retail (range of retail offers and food & beverage) 

Commercial Office  

Site Area 18,994 sqm (inclusive of Langham site which falls within title boundary) 

Total Area of New 
Development (GFA) 

73,056 sqm 

Total Existing floor area 
(Existing GFA) 

- Existing IBM Tower: 46,010 sqm 

- Existing HWT Tower: 39,250 sqm 

- Existing Langham Tower: 26,565 sqm 

- Existing Southgate Podium: 17,903 sqm 

TOTAL EXISTING GFA: 129,819 sqm 

GFA of floor area to be 
demolished  

Existing Southgate Podium: 17,903 sqm  

(111,825 sqm to be retained)  

Total GFA (including retained 
existing buildings and new 
development)  

184,881 sqm 
(73,056 sqm (new) + 111,825 sqm (existing)  

Proposed Commercial GFA 47,526 sqm (38 991 sqm NLA) 

Tower floorplate range (NLA) 1,708 sqm – 1,939 sqm 

Proposed Retail GFA 25,530 sqm (12 625 sqm) 

Total Plot Ratio (FAR) 9.7:1 

Height of new building 26 levels 

108.6 RL to top of parapet 

113.30 RL to top of plant 

Podium Height 22.24m (25.0m RL) 

Street Wall Height 7.19m (9.95m RL)  

Key Setbacks  To northern title boundary – 36m (averaged across building frontage) 

To Yarra River – 50m 

To Quay West – 20.48m 

To Langham Hotel – 11.8m to services, 12.15m to hotel proper 

To HWT – 10.45m - 11.3m 

To Eastern boundary – 6.8m – 10.1m 

Car Parking 619 spaces (down from 962 currently) 

 

Vehicle Access Access via Southgate Avenue (generally as per existing arrangements) 

Loading Area Loading Dock retained at Basement 2 and new Loading Dock at Ground level 
in north-eastern corner off Southgate Avenue.  
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10.2. STAGING 
Given the size and complexity of this proposal, the works will be undertaken in stages. It is likely the stages 
will be completed in the following order (Figure 15): 

 Stage 1a – River Meadow, Retail Podium and Tower, Nexus and existing lobby upgrades and City 
Road Arrival and Langham easement car parking works (E-12). 

 Stage 1b – Commercial Tower 

 Stage 2 – West Retail Podium refurbishment (under Langham)  

 Stage 3 – City Road Activation (future built form at this corner) 

We note that works outside of the title boundary need to be designed and negotiated in collaboration with the 
relevant agencies, including the City of Melbourne.  

The intention remains to complete the connections from the River Meadow to Hamer Hall (bridge connection) 
and from the Southbank Promenade up to River Meadow as part of the Stage 1 works, to ensure this 
important connectivity is established as early as possible. However, the final design and timing of these 
works is to be confirmed via further negotiation, subject to condition on the Incorporated Document.  

Figure 15: Proposed Staging Plan 
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10.3. OFF-SITE CONTRIBUTIONS AS PART OF THE PROJECT 
The applicant also proposes to provide a contribution (by way of condition on the Incorporated Document) for 
future development works which would further connect the site to the surrounding precinct. Whilst not 
formally part of the development works proposed, these contributions can be captured via conditions to 
ensure they are enshrined in the overall approval.  

These off-site contributions include: 

 Future pedestrian connection to Arts precinct 

 Potential future upgrades to land between Exxon and Southgate Avenue at western edge of site in 
conjunction with neighbouring Exxon property 

 A public stair and lift connection from Southbank Promenade to Level 1 River Meadow  

 A new expanded pedestrian connection between Hamer Hall and the site at Level 1 (River Meadow to 
Hamer Hall)  

Figure 16: Proposed contribution to works areas  

 
The proposed commitment to areas outside the Title boundary (either by way of contributions or built form) 
are elements of the Southgate Redevelopment which will facilitate high-quality public spaces and important 
precinct wide connections.  

10.4. ACTIVATION STRATEGY  
ARA Australia Pty Ltd recognise the importance of activating the site and have developed at draft activation 
strategy with ideas to activate parts of the site over the construction period (Appendix D). As the 
development is to be staged, this has allowed opportunities to be activated as the construction progresses 
and also ensures that this large site is not completely underutilised over the course of construction.  

Ideas that ARA have put forward with their draft activation plan include:  

 A pop-up dining park 

 Collaborative art series 
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 Pop-up green spaces  

These ideas are provided without prejudice for discussion with Council. ARA is welcome to continue working 
with Council to provide an appropriate and meaningful activation plan.  
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11. OVERVIEW OF PLANNING CONTEXT 
11.1. PLANNING CONTEXT 
The subject site sits within Schedule 3 to the Capital City Zone and is affected by the following overlays:  

 Design and Development Overlay – Schedule 1-A3 – Active Street Frontages (DDO1) 

 Design and Development Overlay – Schedule 3 - Traffic Conflict Frontage Capital City Zone (DDO3)  

 Design and Development Overlay – Schedule 10 - General Development Area Built Form (DDO10) 

 Design and Development Overlay – Schedule 60-A1 - Special Character Areas Built Form – Southbank 
(DDO60) 

 Parking Overlay – Schedule 1 – Capital City Zone Outside the Retail Core 

Broadly, the planning policy encourages high quality, site responsive development that is commensurate 
with its Capital City context and that respects the Yarra River Corridor, Southbank context and surrounding 
heritage value. Within the Capital City context, state policy also encourages a city structure that strengthens 
Melbourne’s competitiveness for jobs and investment, great public places and design excellence.  

The built form is largely prescribed by the built form controls within DDO10, which covers the northern half of 
the site, and DDO60, which covers the southern portion. DDO10 allows for buildings, generally of a podium 
and tower form with a plot ratio of up to 18:1 unless an agreed public benefit is provided. DDO60 is designed 
to protect the Yarra River Corridor and encourages lower scale built form along the river frontage.  

From a use perspective, the planning scheme office is encouraged in Southbank and retail and food and 
beverage add to the vibrancy of the city centre and help to activate the street.  

A full list of the relevant planning policy and controls as well as relevant amendments and City of Melbourne 
strategic documents is included with Appendix B of this report. 

11.2. INCORPORATED DOCUMENT PROCESS 
As has been discussed above, a site specific approval process is being sought to enable a development 
outcome for the Southgate precinct that delivers significant city building benefits which could not otherwise 
be achieved under the existing controls. This proposal will deliver significant public benefits through the 
proposed redevelopment and reconfiguration of this site, as well as off-site contributions.  

Whilst the objectives of the planning policies below have been considered and integrated within the proposal 
as appropriate, this application for a variation to the existing controls via  an Incorporated Document and  is 
the result of a holistic review of the opportunities presented by the site in the context of planning policy, the 
urban context and the design principles established.  

An Incorporated Document introduced into the Planning Scheme would allow for a site specific development 
proposal at the subject site, enabling key moves to facilitate the outcomes proposed. This Planning Scheme 
Amendment request has been made to the Minister for Planning, seeking that he use his powers under 
Section 20(4) of the Planning and Environment Act 1987 given the strategic location of the site, and the 
significance of the outcomes that will be delivered by this proposal for this part of the Capital City. 

From a technical perspective, the Amendment seeks to do the following: 

 Amend the Schedules to Clause 45.12 and Clause 72.04 to include the new incorporated document 
titled ‘Southgate Redevelopment Project –1 & 3 Southgate Avenue and 16-60 City Road, Southbank 
3006, February 2020’. This would be the planning approval instrument, and hence would exempt use 
and development associated with the project from the need for a planning permit.   
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12. ENGAGEMENT / CONSULTATION  
The proposed development has been conceived in close consultation with key decision-making bodies over 
the course of the past 10+ months.  

Due to the confidential nature of the project, more widespread consultation has been limited. However, a 
robust engagement process has been undertaken with the following: 

 Key planning and urban design representatives from the City of Melbourne 

 Key planning representatives from the Department of Environment, Land, Water and Planning 

A total of five workshops as well as a number of other meetings and correspondence have been undertaken 
and shared with the above representatives. The open and transparent forum has led to many productive 
discussions and subsequent design iterations and changes over the course of this proposal being 
developed. The workshops were key to ensure the design and the underlying principles that informed this, 
considered the views of these agencies as it progressed.  

Meetings have also been undertaken with the following agencies throughout the design concept stage: 

 Victorian Government Architect (Design Review Panel) 

 The Department of Economic Development, Jobs, Transport and Resources (DEDJTR) 

 VicRoads (Meeting minutes included within Appendix 5 of the Traffic Impact Assessment)  

 Development Victoria (regarding the future connection to the Arts Precinct) 

 Creative Victoria regarding future plans for the Arts Precinct 

 Melbourne Water (Appendix F)  

Comments and issues identified throughout the process have been largely addressed as part of this report 
and the accompanying supporting documentation.  

It is anticipated that robust and collaborative engagement with key stakeholders will continue following the 
lodgement of this Planning Scheme Amendment request to introduce an Incorporated Document, particularly 
with regard to the process and delivery of  the proposed new public open space and the linkages and 
improvements outside of the subject site, which offer immense opportunity for precinct wide improvements.  

The key issues that have been raised over the course of the collaborative consultation period with the City of 
Melbourne, DELWP and the OVGA, and which have been incorporated into the proposal, include:  

 A master plan should be prepared to inform the design vision, principles and rationale.  

This application has been accompanied with a master plan (Part 1 of the architectural package) 
which has provided a detailed analysis of the site and surrounds and other criteria that have 
influenced the design response.   

 Greater gesture of public open space at the St Kilda Road level (River Meadow) 

The retail component has been pulled back at Level 2 to allow for the width of the River Meadow to 
be increased from 17 metres to 22 – 27 metres, allowing for a generous open space contribution 
wholly within the subject site. The area proposal has been increased to 2,000 sqm through this 
process. 

 Tower height should form the ‘mid’ layer of buildings along the Southbank skyline  

An analysis of the river skyline has been undertaken to understand the pattern of building heights 
along the river corridor (see p. 100-103 of the architectural package). The proposed commercial 
tower steps back from Southbank Promenade and fits within the ‘middle-ground’, with a total height 
less than that of the two commercial towers behind.  

 Tower to present as a narrower form within the skyline  

Several iterations of a building envelope for the commercial tower have been reviewed, in 
consultation with the MCC and DELWP over the past 10+ months. In this time, the tower form has 
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narrowed considerably to reduce the visual bulk and create a more slender design outcome, 
consistent with the views of the relevant authorities.   

 Setback of the tower for Southbank Promenade  

A minimum tower setback of 35 metres from Southbank Promenade has been conveyed as the 
preferred setback dimension.   

 The viability and internalisation of 16,000 square metres of retail space  

There has been concerned raised on the viability of the originally proposed 16,000 square metres of 
retail space given the current state of the retail market and ongoing issues with the survival of retail 
space above street level. In response to these concerns, the retail area has been reduced to 10,000 
square metres and the depth of the space reduced so that the layout enables most of the tenancies 
to connect directly with the public space or follow direct internal paths of travel, enabling convenient 
access.   

 MCC desire to site all works wholly within the site boundaries  

The proposed “bleachers” which overhung Southbank Promenade have been removed from the 
base case at the request of the MCC so that the entire area of the new public open space at the St 
Kilda Road level (the River Meadow), would sit within the site boundaries. 

However, the preferred option of the applicant is to retain this feature, and a section titled “Preferred 
Option” is included within the application package. The applicant and the consultant team remain of 
the opinion that the bleachers would provide an excellent public amenity and it is requested that the 
inclusion of the “bleachers” along the river frontage of the new public open space continue to be 
considered. See Section 14.2.3 of this report and Addendum 4.0 of Part 2 of the architectural 
package for details.   

 Path to Evan Walker Bridge should be opened up  

The path from Southgate Avenue to the Evan Walker Bridge is congested, particularly at peak hours 
when people use this as the one of the most direct paths of travel from Southbank to the Central 
City. In order to assist with opening out this narrow walkway, the northwest corner of the proposed 
retail space has been pulled back at the ground level to improve views around this prominent corner 
and provide an improved sense of openness at this busy pedestrian intersection. 
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13. STATE SIGNIFICANCE AND PROVISION OF PUBLIC 
BENEFIT 

13.1. STATE SIGNIFICANCE  
The subject site is the size of a CBD block and is located at one of the most prominent positions along the 
Yarra River. Strategically located between the Hoddle Grid, and Melbourne’s Arts Precinct and with a 
significant frontage to Southbank Promenade, Southgate sits at an important nexus between these key 
destinations within the City of Melbourne. Developed in the early 1990s, Southgate as it stands today was 
the first major redevelopment along the new Southbank Promenade and was a catalyst that assisted in 
bringing life and a higher density of employment to the southern bank of Yarra River. However, as 
Southbank and the Central City have continued to evolve, and this area has become one of the most highly 
trafficked cultural and arts destinations in Melbourne, this site has become an inhibitor to the functionality of 
this part of the city. As such, the time has now come to review and reset the urban approach to this 
strategically important site and take advantage of this true city shaping opportunity. The development that 
will be facilitated by this amendment will deliver significant benefits to the City by placing public amenity and 
accessibility at the centre of the design rationale.  

The key public benefits of this proposal include: 

 The generous provision of strategically located public open space (2,000sqm) 

 Improved linkages through the site and to the Arts precinct  

 The capacity to activate the site in a way that is commensurate with the busy, high-value function of 
the location 

 A significant new office building providing additional employment floor space in a highly accessible 
location of the Capital City, strongly supporting planning policy. 

13.1.1. Public Open Space 
Good quality, green, public open space is a scare commodity in Southbank with local residents provided just 
2 square metres per person. The existing provision of public open space along Southbank Promenade is 
generally for pedestrian and cycle paths with limited space for users to sit and dwell in a non-commercial 
capacity. Given the large size of the site and capacity, this amendment offers a unique opportunity to provide 
a considerable expanse of additional green public open space which is strategically positioned to benefit 
from a northern aspect, CBD views and a Yarra River frontage. This amendment proposes to create 
approximately 2,000 square metres of new public open space, known as the ‘River Meadow’ which will be 
fully accessible to the public at all times. The new public open space  is a significant contribution to the City 
as an area which can be used as a recreation space for nearby residents, a place for locals and tourists to 
stop and enjoy the river frontage and a space for nearby workers / visitors to use during their lunch breaks. 
The large space is also intended to be used for programmed outdoor events such as markets and festivals, 
similar to other open space locations, which will add to the vibrancy of the City and can be held in 
collaboration with the Melbourne City Council or other government agencies.  

The public open space sits at a prime position on the river corridor and will be a legible and easily accessible 
area which can be accessed from St Kilda Road to the east, Southbank Promenade immediately to its north, 
City Road (via the internal public nexus) to the south and Southgate Boulevard to the west. As elaborated on 
below, the strategic location of the proposed open space enables the site to be opened up and connected to 
surrounding key elements. This will be a significant addition to the open space network in this part of the city, 
and reinforces the work recently completed by the City of Melbourne adding the linear open space along 
Southbank Boulevard.  

13.1.2. Improved linkages to through the site and to the arts precinct 
The urban layout of Southbank generally comprises large blocks with limited pedestrian permeability. The 
Southgate site is consistent with this context and also sits within a central location, between key destinations. 
This amendment will allow for considerable improvement to the through-block permeability, creating new 
north to south and east to west connections across the site. This allows clear paths of travel from the Arts 
precinct to Southgate Avenue and from City Road to the river.  
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The State Government, led by Development Victoria and Creative Victoria, have plans for a $208 million 
redevelopment of Melbourne’s Arts Precinct. The Arts Precinct redevelopment involves 18,000 square 
metres of new and renewed public space which will connect the precinct between St Kilda Road, Southbank 
Promenade and Southbank Boulevard. Importantly, Southgate sits immediately to the north-west of this 
redevelopment site and currently provides inefficient and illegible linkages from the precinct at the St Kilda 
Road level, down to the Yarra River. This amendment proposes to seamlessly integrate the ‘River Meadow’ 
space with the pedestrian platform surrounding Hamer Hall. This will widen the connection between the two 
spaces and provide legible and open paths of travel from St Kilda Road and the Arts Precinct down to the 
river frontage.  

Once the final layout of the new Arts Precinct is known, this amendment also proposes to incorporate the 
capacity to provide an elevated pathway over Southgate Avenue to Richard Pratt Gardens which sit between 
the Arts Centre and the NGV. This pathway will further improve the connectivity from these key cultural 
destinations to the Yarra River.   

Improving the connectivity between the precincts will significantly change the way the area is used. These 
city shaping changes will allow for some of Melbourne’s busiest and most significant tourist and cultural 
destinations to be connected in a way that will blend the different programs to seamlessly knit each space so 
that they can be read and used as one public space rather than a series of parts which cannot be easily 
traversed. From an urban design and accessibility perspective, allowing this amendment, which will facilitate 
these changes, will significantly benefit both the local community and regular users of the site as well as the 
broader population who may come to the city to enjoy these amenities. 

13.1.3. Site activation to Southbank Promenade and City Road 
With a frontage of 160 metres to the Southbank Promenade, the subject site has a significant interface with 
this busy pedestrian strip. Given its key location at the eastern entry point to the promenade, it is important 
that development on this site presents to the public realm in a way that celebrates its important location by 
ensuring that it is of an exemplar architectural quality and its activation is commensurate with the highly 
frequented and visible frontage.  

The site currently turns its back onto City Road, with no pedestrian access from this road to the office 
buildings, Southgate or the river frontage. This amendment will provide for a new, dedicated entrance from 
the road, thereby opening up the site to Southbank residents through the central ‘nexus’ and providing them 
a direct north-south linkage through. This change will be a significant improvement on the back of house 
presentation currently experienced on this busy road and will create a more welcoming, open access point.  

13.1.4. New employment space  
Importance of Southbank (as an extension of Melbourne’s Central City) to the economy 

In 2016, the Central City (which includes Southbank and Docklands) contributed $67 billion towards the 
national economy, making it not only the engine room of the metropolis but a vital component to the State’s 
ongoing economic success.  

Jobs are a significant part of this success, growing 83% between 2001 and 2016 to 317,500 jobs. Combined 
with Victoria’s ongoing structural shift towards a services-oriented economy, the concentration of people and 
employment has redefined the Central City’s role. That role is powered by a cluster of economic activity and 
dominated by high-value knowledge-based employment.  

Melbourne CBD is forecast to contain 480,400 workers in 2036, and Southbank is forecast to take at least 
15,000 new / additional workers between now and 2036. This demand coupled with demand from forecast 
population growth within the CBD increases competition for space.  This site’s proximity to public transport 
further reinforces the benefits of additional office employment floorspace in this location. 

The impact of residential growth  

Ultimately, the current success of the city belies an emerging problem – land within the CBD and Southbank 
available for future development is becoming increasingly scarce. This increasing scarcity has been driven 
by the significant increase of residents in Southbank over the past 20 years, particularly around the City 
Road area but increasingly closer to the river itself, including Freshwater Place, Prima Pearl and Eureka, 
Australia 108 and numerous other developments along City Road.  
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Increased demand for space in the Central City 

The Melbourne CBD office vacancy rate is currently sitting at a record low of just 3.2 per cent. With few sites 
left in the CBD with the capacity to accommodate new, large floorplate office towers and the demand 
expected to grow, the need for additional office space has become critical to accommodate the needs of the 
expanding city and ensure that Melbourne can remain economically competitive both nationally and on the 
world the stage. 

The Central City is forecast to require an additional 9 million square metres of office space to support both 
population and employment growth, including 4.4 million square metres of commercial floorspace.  

Sites available for sizeable office developments are particularly scarce, given the need for large sites in 
strategic, accessible locations. The imperative to provide additional office space is also detailed in a range of 
City of Melbourne policies, including: 

 Council Plan 2017-2021 

 A Knowledge City Strategy 2014-18 

 Future Melbourne 2026 Plan 

Identified as an integral part of the CBD, these key strategies outline a vision for an expanded knowledge 
sector that affirms and extends on Melbourne’s position as Australia’s principal gateway for overseas and 
local investment in Australian knowledge companies. Policy seeks to increase the diversity of office space 
across the municipality, seeking to create better work life balances in buildings that are highly energy 
efficient, fostering a prosperous city where entrepreneurs and businesses thrive.  

How does the proposal assist with the wider City goals of providing additional commercial space 
within the City of Melbourne? 

This amendment will facilitate the delivery of a large floor plate, high-quality commercial tower in a highly 
accessible and desirable location on the doorstep of the Hoddle Grid. The tower floorplates, which will 
provide a total of 38,991 square metres of net leasable area will cater to a wide range of potential tenants 
and will assist in providing much needed office space into the market.   

Urbis has undertaken an economic assessment of the potential benefits of the proposed commercial space 
and estimates that the development will generate the opportunity for over 3,000 additional ongoing office-
based jobs (based on 38,000 square metres of office floor space) within the City of Melbourne. These 
additional jobs are coupled with the expectation that the operation and management of the development 
(including the retail space) will generate an estimated Gross Value Add of approximately $450 million per 
annum to the Victorian economy.  

These numbers are substantial and demonstrate how the provision of this new commercial space will meet 
the City of Melbourne’s objectives to create new high quality employment space and enhance Melbourne’s 
position and competitive edge as a highly desirable global city which can attract and retain a large variety of 
businesses.  
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13.2. PUBLIC BENEFIT VALUE  
The value of the public benefit to be provided with this application has been quantified to demonstrate the 
significant contribution that the proposed development will make to the City of Melbourne and broader 
community. The key public benefits to be provided as part of this application are:  

Table 5: Public Benefits 

 PUBLIC BENEFIT LAND VALUE 
(INCLUDES 99 
YEAR LEASE)  

CAPITAL COSTS OPERATING 
COSTS (NPV - 
25 YEARS) 

1a) River Meadow (base case) –  

Public open space within the 
title boundary (base case – no 
bleachers or infill to Hamer 
Hall) 

$22,400,000 $13,140,000 $3,122,000 

1b) River Meadow (preferred 
scheme) – Public open space 
with bleachers and infill to 
Hamer Hall) 

$22,400,000 $21,520,000 $3,470,000 

2. West end retail modification 
– to open Evan Walk Bridge 

$600,000 $470,000 - 

3. Arts Precinct Link - $3,900,000 - 

4. Upgrade to northern end of 
Southgate Avenue 

- $1,260,000 - 

 TOTAL (base case)    $44,892,000 

 TOTAL (preferred case)     $53,620,000 
 

This public benefit quantum should also be viewed in the context that the additional floor space proposed in 
this application is primarily office space, a strategically beneficial and justified use in Melbourne’s CBD and 
Southbank. Although not formally applicable to this amendment, it is useful to note that the 47,526 square 
metres of commercial floor space proposed constitutes a public benefit value of $71.29 million (Commercial 
GFA x $1,500 (value of commercial use in Southbank) pursuant to the document ‘How to Calculate Floor 
Area Uplifts’.  

Based on the above, the value of the public benefit, which will be at least in the order of $45 million, is a 
significant contribution to the City.  

When taking the strategically justified office use into consideration, this value increases to at least $116.18 
million.  
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14. PLANNING CONSIDERATIONS  
This project represents an opportunity to deliver a high-quality commercial podium and tower alongside the 
delivery of prime new public open space on one of Melbourne’s most prominent and potentially well-
connected riverside sites. Its proposed use and the development concept will add vibrancy to Southbank’s 
public realm and contribute to the ongoing vitality of the Southbank urban renewal area. The proposed 
development has been carefully designed in collaboration with the DELPW and Council to create a site-
responsive built form that  addresses its unique interfaces, contributes to the urban design and public 
amenity of the prominent space and gives substantial space back to the public realm.  

This project will provide new public open space within the site as well as upgrades to the adjoining public 
realm and will substantially improve the current interface between Southgate and the Yarra River. The 
proposal presents a unique opportunity to improve the current activation of the Southgate site and how it 
addresses the Southbank Promenade, by significantly improving both the visual and physical connections 
between the site and its surrounds, including City Road and the Arts Precinct to the south. The proposed 
new Southgate building will provide a heart to activity and pedestrian movements in and around the 
Promenade. A key to this will be the new connections between the promenade level and the St Kilda Road 
level of the site. 

Based on the relevant planning policies, strategies and objectives and urban context, the key considerations 
of this Amendment proposal are: 

 Consistency with Planning Policy  

 Public Realm Provision and Delivery  

o Activation of Public Realm and wider context 

 Built Form Considerations  

 Technical Considerations, including: 

o Environmental Considerations (Shadowing, ESD, WSUD and Wind) 

o DDA Compliance 

o Traffic, Access and Waste 

o Heritage  

 Signage 

 Easement variations  
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14.1. RESPONDING TO PLANNING POLICY  
Southbank is an extension of Melbourne’s CBD and currently provides housing, leisure and employment 
opportunities for a large proportion of Melbourne’s population. Once an industrial settlement bounding the 
southern side of the city, Southbank commenced a large urban renewal transformation in the 1980s. This 
involved the completion of the Arts Centre complex followed by the development of Southgate, and later, the 
construction of the Crown Casino complex. These large developments and popular tourist attractions 
transformed Southgate into an integral part of Melbourne’s Central City.  

As Southbank has been developed, there has not been the foresight with many of the developments to 
provide through-block linkages and easy connectivity from the Yarra River to the suburb beyond. The idea of 
the city block and laneway connections has not been transferred to the Southbank layout meaning that paths 
of travel through the area are convoluted, overly long and often illegible for pedestrians.  

With its industrial roots and speed of development resulting in large increases in its residential and worker 
population, Southbank has also suffered from a lack of public open space. The City of Melbourne’s Open 
Space Strategy identifies the open space requirements of Southbank’s growing population and seeks to ‘add 
new open space to the network…’ and ensure ‘the community is able to easily walk to open space within 300 
metres of them…’.  

As an extension of the CBD, it is important that the Southgate redevelopment maximises its potential and 
capitalises on its strategic position to provide connections and a new, highly useable open space. This 
project is uniquely positioned to unlock and deliver on some of the key policy objectives for this area given 
the site’s size and surrounding context. Furthermore, the site benefits from its position on the southern side 
of the Yarra River where concerns such as overshadowing do not form the constraints experienced for many 
CBD developments.  

14.1.1. Response to Plan Melbourne 
 Plan Melbourne recognises the need to accommodate 1.5 million new jobs by 2050 and seeks to 

create a city structure that strengthens Melbourne’s competitiveness for jobs and investment 
(Direction 1.1). This proposal responds to this direction but providing high quality employment 
floorspace within the central city (Policy 1.1.1) which will attract business investment given its highly 
connected and centralised location. This development is also located in a major urban renewal 
precinct (Southbank) where there is capacity to accommodate new jobs and improve the 
infrastructure provision within the area (Policy 1.1.2). 

 With the provision of over 2,000 square metres of new public open space, this proposal will add a 
new green ‘destination’ to the Southbank Promenade and a place of rest, retreat or gathering for 
users of the area (Direction 1.4).  

 The development has been designed with design excellence as a key consideration for the final 
outcome (Direction 4.3). Internationally acclaimed local architects, Fender Katasilidis, have been 
appointed to ensure a high quality architectural design and considered response to the local context. 
The many workshops with Council and the Department have also assisted in ensuring that the 
proposal promotes urban design excellence by creating an attractive, accessible and enjoyable 
development that gives back to the city’s unique urban fabric and creates a new urban experience 
for all (Policy 4.3.1).  

 The site is located adjacent to Hamer Hall and the Arts Centre, both of which are historically 
significant and listed on the Victorian Heritage Register. The proposed design has been cognisant of 
its adjacencies and ensures that the proposal will not detract from the character of these significant 
arts and cultural buildings (Direction 4.4).  

 Making Melbourne a resilient and sustainable city is a key component of Plan Melbourne. The 
proposed development has considered its ESD initiatives as a key component of the building design 
and function and initiatives have been incorporated to achieve a low-carbon outcome (Direction 6.1). 

 The urban heat island effect is a significant issue in inner city Melbourne, where large expanses of 
hard surfaces cause temperatures to rise. This proposal helps to mitigate the impacts of this 
phenomenon by providing 2,000 square metres of green open space, which can assist mitigating the 
issue (Direction 6.4). 
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14.1.2. Response to Planning and Local Planning Policy Frameworks 
The State Planning Policy Framework together with the Local Planning Policies provide the guidelines to 
achieving the City of Melbourne’s vision, which is for Melbourne to become a ‘bold, inspirational and 
sustainable city’.  

The proposed development is strongly supported by the Planning Policy Framework and Local Planning 
Policies. The proposal will sit comfortably within the overarching economic objectives for the Central City and 
more specifically, will contribute to one of Council’s key objectives which is to support ‘Southbank as a 
natural extension of the central city’. The provision of a commercial tower with ground-level retail and 
significant improvements to the public realm in and around the site aims to support Council’s vision for the 
Southbank urban renewal precinct and to provide a destination for high-quality public open space with 
pedestrian connections through to the Melbourne Arts Precinct.  

14.1.2.1. State Planning Policy Response  
The proposal is also well aligned with the key aspects of the Planning Policy Framework for the following 
reasons: 

 The proposal represents a consolidation, redevelopment and intensification of an existing, and 
underutilised urban landholding. The development will direct investment and subsequent growth to 
the central city, catering to increasing demand in an area where infrastructure can support this high 
intensity land use – Clause 11 

 The proposal provides much needed commercial office floorspace, responding to the forecast growth 
in jobs in Melbourne’s Central City area – Clause 11.2.  

 The proposal will deliver an environment that is safe, healthy, functional and enjoyable for its 
occupants and visitors. The proposal will create a new urban environment that is environmentally 
sustainable and will significantly improve the public experience of the area, contributing to 
Melbourne’s sense of place and cultural identity in a key central city location – Clause 15.  

 The proposal fosters economic growth and strengthens Melbourne’s economy by providing 
accommodation for over 3,600 direct jobs, as well as the creation of approximately 343 direct jobs 
during construction – Clause 17.  

 The site is strategically located in close proximity to Flinders Street Station, trams along St Kilda 
Road and other CBD transport services. This location supports its development for retail and 
commercial office in a highly accessible location – Clause 18. 

14.1.2.2. Local Planning Policy Framework 
The Local Planning Policy Framework (LPPF) provides the policy framework to achieve Council’s vision for 
Melbourne to become a ‘bold, inspirational and sustainable city’. The proposal complies with the MSS and 
the relevant local policies and if approved, will help to deliver on Melbourne’s vision to become an 
economically strong, architecturally inspiring, and environmentally sustainable city. 

The proposal represents a high-quality and well considered architectural response to local planning policy, 
meeting the relevant objectives and policies contained within the Melbourne Planning Scheme. Specifically, 
the proposal responds to:  

 Clause 22.01 ‘Urban design within the Capital City Zone’ 

 Clause 22.02 ‘Sunlight to public spaces’ 

 Clause 22.04 ‘Heritage Places within the Capital City Zone’ 

 Clause 22.19 ‘Energy, water and waste efficiency’ 

 Clause 22.23 ‘Stormwater Management (WSUD) 

Appendix C identifies the relevant elements of the Planning Policy Framework, which has influenced the 
proposal, and explains the proposal’s response.  
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14.1.3. Response to Design and Development Overlay Design 
Objectives 

The subject site is affected by DDO10 and DDO60 within the Melbourne Planning Scheme however the area 
of works is largely focussed within DDO60. This overlay relates to special character areas and specifically, 
built form within Southbank. Whilst this proposal does not adhere to the built form controls of the overlay, 
DDO60 includes several design objectives which provide direction on the intended character of the area.  

Specifically, the proposal has worked to respond to each design objective of DDO60, as follows:  

Table 6: DDO60 Response to Design Objectives     

DDO60 DESIGN OBJECTIVE  PROPOSAL RESPONSE  

To ensure that the suitability of 
each development to its context 
takes precedence over the 
individual merit of the building.  

The design team has undertaken a detailed review of the subject site and 
surrounding area. The Urban Context Report submitted with this 
application (Part 2 of the architectural package) details this review and 
notes the following key characteristics of the area which have informed 
the design response:  

 Interface with the Southbank Promenade and the Yarra River 

 Height and scale of surrounding buildings 

 Setbacks of buildings on site and on adjoining properties 

 Street wall height along Southbank Promenade 

 Slope of the land 

This proposal has responded to its context by:  

 Providing a significant setback for the taller tower component of the 
building from the Yarra River 

 Proposing a building height which fits comfortably with the undulating 
heights of other buildings considered to be within the ‘mid-ground’ 
section of the river skyline.  

 Proposing a low-level human scale street wall to Southbank 
Promenade 

  

To ensure that new buildings 
respect the future development 
potential of adjacent sites and 
allow for an equitable spread of 
development potential on these 
sites.  

The proposal has been sited to ensure equitable development 
opportunities for any future development on adjacent sites. This has been 
achieved by providing generous setbacks to adjoining land as well as to 
the existing buildings within the subject site.  

For further detail, see the setback analysis within Section 14.3.4 of this 
report.  

 

To ensure that new buildings 
respect the potential of future 
development on adjacent sites to 
access privacy, sunlight, daylight 
and an outlook from habitable 
interiors.  

The key outlook and aspect for adjacent sites is north as it provides the 
best solar access and an aspect toward the Yarra River and CBD.  

The proposal has been appropriately sited in relation to surrounding 
buildings as follows:  

South: 
The proposed tower will sit directly to the north of the existing IBM and 
HWT commercial buildings on the site, The siting is considered 
appropriate given that the buildings are part of the same site, appropriate 
tower separation has been provided and given the hexagonal shape and 
therefore multiple orientations of the existing buildings, appropriate access 
to daylight will still be achieved. Furthermore, this is an office building 
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DDO60 DESIGN OBJECTIVE  PROPOSAL RESPONSE  

which is not required to achieve the same daylight levels as a residential 
use.  

East: 
The Quay West Apartments to the east of the site are the most sensitive 
interface given their residential use. The proposed tower appropriately 
respects the amenity of these apartments by:  

 Providing a minimum setback of 20 metres between buildings, 
ensuring a generous building separation and no opportunity for 
unreasonable overlooking.  

 Ensuring that the new building does not obscure access to northern 
sunlight. 

 Pulling back the tower form from the north property boundary to 
reduce the impact on the northern and eastern aspect of most of the 
apartments.  

West:  
Given the L-shape of the Langham, the new building will have limited 
impact on access to daylight of the majority of hotel rooms. The proposed 
tower is set back at least 10 metres from the hotel, thereby ensuring an 
appropriate distance to avoid unreasonable overlooking.  

 

To ensure the height of new 
buildings does not overwhelm the 
public domain.  

 

The key public domain to be considered when assessing this proposal is 
the Southbank Promenade and Yarra River. It is important that this 
corridor remains an open, accessible and light-filled part of the city.  

This proposal will not overwhelm this area as the height has been 
graduated to respect the existing character and ensure that the tallest part 
of the development pulls back, away from the Yarra River corridor.  

The street wall height along the Southbank Promenade is 6.95 metres, 
consistent with surrounding buildings along the pedestrian thoroughfare. 
The low scale of the street interface will ensure that the building retains a 
human scale at the lower levels. 

Above this, the retail space terraces back from 14.65 metres to 32.17 
metres at Level 2, increasing to a tower set back of 29.8 metres to 41.6 
metres from the north property boundary from Level 5 upwards.  This 
setback not only allows for a substantial open space area above the 
Promenade level but also ensures that the building is set back  is 
appropriate in the context of the proposed height of the tower, and an 
appropriate relationship  to the public domain of the Yarra River corridor.  

The total height of building is RL 108.60 metres. As can be seen on Pg. 
158-159 of the Urban Context Report prepared by FKA, the building 
height responds to surrounding buildings and will sit comfortably in its 
context so as not to overwhelm the public domain.  

 

To allow daylight and sunlight to 
penetrate to the street and lower 
building levels.  

This proposal benefits from its siting on the southern bank of the Yarra 
River. This location and its separation from the buildings on the north side 
of the river ensure that the development will always maintain an 
uninterrupted northern aspect, allowing for the Southbank Promenade and 
podium levels to receive daylight and sunlight penetration.  



 

40 PLANNING CONSIDERATIONS  
URBIS 

PLANNING REPORT - RFI - OCTOBER 2020 

 

DDO60 DESIGN OBJECTIVE  PROPOSAL RESPONSE  

To the south, City Road is already shadowed by the IBM and HWT 
buildings. Whilst this proposal will create some additional shadow to this 
street, it is minor and considered to be acceptable given the role and 
context of City Road . It will continue to function as primarily a busy 
vehicular thoroughfare  with limited pedestrian use of the street.  
 

To ensure development supports 
high levels of pedestrian amenity in 
relation to human scale and 
microclimate conditions within the 
public realm including acceptable 
levels of sunlight access and wind.  

This proposal has placed the improvement on pedestrian amenity and 
linkages through the site at the forefront of the design intent. Refer to 
Section 14.2. of this report for details on the proposed pedestrian linkages 
and wider connections.  

A review of the overshadowing impacts of this proposal is included within 
Section 14.3.6 of this report.  

This proposal will ensure acceptable wind impacts, as confirmed in 
Section 15.1 of this report.  
 

To maintain the visual dominance 
and views to the Arts Centre Spire 
as a civic skyline landmark.  

The key views of the Arts Centre Spire are from the north, along 
Swanston Street and the Princes Bridge and the eastern aspect where it 
can be viewed looking west from the northern bank of the Yarra River. 
From these aspects, there is limited existing built form obscuring views. 
This proposal is situated to the northwest of the Spire and given the 
location of the HWT and IBM buildings, which are positioned between the 
proposal and the Spire will have a limited impact on viewlines to the spire. 
The visual dominance of the spire, as a civic skyline landmark will be 
maintained from the key vantage points referenced above.   
 

To ensure that development 
provides a high level of amenity for 
building occupants.  

The tenants of this commercial and retail building will have excellent 
internal amenity given the aspect of the building, public open space 
provision and building separation.  

See Section 14.3 of this report for further details.  

 

To ensure that advertising signs 
interfacing with or visible from the 
Shrine of Remembrance do not 
adversely affect the significance of 
the Shrine of Remembrance. 

 

A precinct wide signage strategy is proposed. The details of this strategy 
can be confirmed via a condition on the Incorporated Document.  

The draft signage strategy locations is included within Appendix E of this 
report.  

 

To ensure that the scale and 
design of new buildings preserve 
the significance of the Shrine of 
Remembrance as a historic and 
cultural landmark and place of 
reverence.  

 

The subject site is not subject to Shrine Vista controls. Furthermore, it sits 
within the envelope of surrounding buildings and will not impact on 
important views toward the Shrine.  

 

 

  



 

URBIS 
PLANNING REPORT - RFI - OCTOBER 2020  PLANNING CONSIDERATIONS  41 

 

14.2. PUBLIC REALM PROVISION AND DELIVERY 
This section should be read in conjunction with the Landscape Plan by Oculus as included in Book 2 Urban 
Context Report.  

14.2.1. Public Open Space Provision  
The proposal includes a commitment to deliver 2000 square metres of new, north facing public open space 
at Level 1, above the Southbank Promenade (the ‘River Meadow’). The proposal also provides a 
commitment to ‘off-site’ works to facilitate legible and functional connections to the River Meadow from St 
Kilda Road and Southbank Promenade to be delivered from day one, as well as future improved connections 
to the Arts Precinct.  

The River Meadow open space commitment will substantially increase the amount of open space available 
on the south side of the Yarra River and has the added benefit of being north-facing without fear of 
overshadowing from development on the north bank. This creates a unique and highly valuable asset for the 
City of Melbourne, that can be enjoyed by residents. Southbank itself has few areas of public open space, 
and almost none that are functional as places to sit, dwell and enjoy the sun. The majority of ‘open space’ 
within Southbank is provided by the Promenade, which essentially is a transition zone for pedestrians and 
cyclists. The ability for people to stop, relax and enjoy views to the River and City beyond are limited unless 
you enter a food / drink premises with outdoor seating.  

As noted in the City of Melbourne Open Space Strategy, open space is highly important as it provides for: 

 Social Connectedness 

 Mental Health and wellbeing 

 Physical health and wellbeing 

 Mitigation of urban heat 

 Additional biodiversity 

 Cultural heritage and character 

 Economics and Tourism 

 Events and Arts 

The provision of 2000 square metres of uninterrupted north facing open space will provide an excellent 
opportunity for all of these things to occur and therefore will be a tremendous asset to Melbourne. 
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Provision of Open Space on Subject Site (River Meadow) 
As shown within Figure 17 below, the proposal commits to providing the 2000 sqm River Meadow space at 
Level 1 above Southbank Promenade. 

Figure 17: Aerial view of proposed River Meadow  

 

The River Meadow is proposed to incorporate a range of landscaping treatments to facilitate options for 
users (see Figure 18 below).  

Figure 18: Demonstrating the differing typologies of the River Meadow 

 

There will be a large expanse of soft landscaping (park) consisting of lawn and garden beds within the centre 
of the River Meadow, whereby people can sit, enjoy the sunshine and dwell. In addition to the lawn and 
garden beds, tree planting is proposed across the entire River Meadow to increase the amenity of this area, 
providing shade and tying this space back to the River Promenade level (see Figure 19). Trees will be 



 

URBIS 
PLANNING REPORT - RFI - OCTOBER 2020  PLANNING CONSIDERATIONS  43 

 

planted in tree pits and raised planters. Appropriate soil volumes will be provided as described in Section 7.2 
of the Landscape Report.  

Figure 19: Render showing the main ‘Park’ area and dining terrace to the south 

 

Further north, towards the river, the landscaping details will be more of a hard landscaping finish, with paving 
used to create more of a ‘public square’ feel, allowing people to traverse through the area whilst also 
stopping to enjoy the views out to the river and beyond to the CBD. A hard edge is proposed to the park 
area, providing areas for seating at the edge (see Figure 20) 

Figure 20: Render showing the ‘Park’ edge to Southgate Promenade 

 

At the southern edge of the adjacent to the podium levels of the new building, a dining terrace will be 
created, allowing space for al fresco seating for retail / F&B tenancies at this level, which will help to activate 
the space.  



 

44 PLANNING CONSIDERATIONS  
URBIS 

PLANNING REPORT - RFI - OCTOBER 2020 

 

It is important to note that the 2000 square metres of River Meadow does not include the ‘private dining 
terrace’ space within the calculations (see Figure 21 below).   

Figure 21: Plan showing River Meadow as standalone 2002sqm space (private alfresco eating areas not included) 

 

Access to the River Meadow will be provided via either stairs or lifts to the east and the west of the space 
from the Promenade Level. The western stairs are provided within the title boundary, while the eastern 
access points are from the off-site public stair and lift that has been proposed. 

14.2.1.1. Delivery and Operation of the River Meadow 
The delivery of the public open space within the Southgate subject site title boundary is proposed to be 
specified as part of the overall development approved by the Incorporated Document. The River Meadow 
forms a key part of the development plans. 

The ongoing operation and maintenance of this space is proposed to be controlled via a series of conditions 
on the Incorporated Document. It is proposed that the delivery of this space will be tied to a S173 agreement 
(with City of Melbourne) and include the legal commitment to the following (Condition 5 on the Incorporated 
Document):  

a) the Open Space Area is approximately 2000 square metres in size;  
b) the Open Space Area is generally accessible to the public, save for during periods of private and 

public events, maintenance works, emergencies and construction activities or if directed by any 
authority or required by law; 

c) prior to the commencement of the use of the Open Space Area, the Owner must prepare an 
Open Space Management plan for approval by the Responsible Authority. The Management 
Plan will provide for: 

i. the Open Space Area to be used for private events by the owner on at least X occasions 
throughout the year during which time the Open Space Area, or part of the Open Space 
Area, may be closed off to the public; 

ii. the Open Space Area to be made available for use for public events proposed by the 
Responsible Authority and approved by the Owner up to a maximum number of X per 
year 

iii. the refurbishment, repairs and maintenance of the Open Space Area;  
iv. Emergency access; and   
v. the use of the Open Space Area for commercial and other activities, including the 

provision of services to the public (e.g. buskers and street performers, kiosks, kerbside 
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cafes, coffee carts, public entertainment, public facilities and services, pop-up shops, 
tourist ticketing points, tour meeting points, visitor guides etc) at the discretion of and 
subject to the approval of the Owner in consultation with the Responsible Authority.   

d) the Owner of the land will be responsible for the Open Space Area and must maintain public 
liability insurance; 

e) the Open Space Area is to be developed at the Owner’s cost and generally in accordance with 
the landscape plan approved under Condition 18 of this Incorporated Document.  

f) if the owner commences construction of the works described as the West Retail Podium 
Redevelopment in the plans referred to in condition 2, provide for the area of land marked “North 
West Parcel” on Plan [SK-0121] prepared by Fender Katsalidis Architects, being an area 
approximately 94 square metres in size and limited in height to approximately 4 metres (RL 
6.440), to be kept clear of any structure that would impede the clear view from the Evan Walker 
pedestrian bridge to City Road for a period of 99 years from the commencement of 
development.   

 
It is anticipated that this land will continue to be held in private ownership with the commitment for use as 
public open space covered by the S173 Agreement. The ongoing operation, maintenance and management 
of this space must be carefully determined in conjunction with the City of Melbourne to guarantee it is 
understood by the public as a genuine public open space. It is proposed that these issues will be addressed 
through a Management Plan, created in collaboration with the City of Melbourne and ultimately endorsed by 
the City of Melbourne.  

This type of public/private arrangement of space has been applied elsewhere within the City of Melbourne, 
with similar arrangements in place for Melbourne Square public space and Market Lane in the CBD.  

14.2.1.2. Off-Site Works 
It is understood that all off-site works are to be dealt with via conditions on the Incorporated Document.  

Provision of Off-Site Works 
As discussed, this proposal seeks to deliver off-site works which will allow the River Meadow to be 
connected to the public realm (refer to Figure 22 below). These works include:  

1. Connection between the River Meadow and Hamer Hall (extending the River Meadow) and 
providing direct connection to this space from St Kilda Road.  

2. Public stair and lift from Southbank Promenade directly up to the River Meadow Level 

It is considered that without these ‘off-site’ works being implemented as part of the overall development of 
the River Meadow, the Southgate revitalisation project would miss a fantastic opportunity to revitalise the 
wider Southgate precinct.  The location and public nature of these connections are critical to the success of 
the functional connection from the promenade to the new public open space.  
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Figure 22: Proposed area for link to Hamer Hall 

 

 

Delivery and Operation of Off-Site Public Benefits 
The delivery and final design of the off-site works are proposed to be covered off via conditions on the 
Incorporated Document. In simple terms, it is proposed that conditions will require Contribution Agreements 
to deliver works outside the title boundary in addition to the 2000sqm which will be delivered on the subject 
site.  

The proposed mechanism for the Contribution Agreements is via s173 Agreements between the owners of 
the subject site and the City of Melbourne which will specify that either a contribution of works in kind (up to a 
maximum value) or a monetary contribution up to a maximum value is provided to the City of Melbourne to 
ensure the proposed off-site works can be delivered. These agreements will be drawn up in collaborative 
partnerships with the City of Melbourne and / or other relevant agencies for all of the proposed off-site works.  

The legal agreement must also ensure that the monetary contribution will go directly to the specific off-site 
works proposed and agreed to and be delivered in a timely manner to ensure that the works are delivered in 
conjunction with the overall redevelopment of Southgate.  

Without these measures in place, there would be no guarantee that these works would occur, which would 
undermine key aspects of the proposal and the intent of the agreed design principles for the wider Southgate 
precinct.  

The ongoing maintenance and operation of the off-site areas will be the responsibility of the City of 
Melbourne. 

Provision of Contributions to wider precinct upgrades and connections 
In addition to the proposed link, with agreement from the Melbourne City Council, wider precinct upgrades 
are proposed. These upgrades are to include:  

 Arts precinct connection – a separate agreement, subject to further negotiation with government, will 
assist with the facilitation of a new pedestrian link from the river corridor to the Arts Precinct.  

 Upgrade works to the northern end of Southgate Avenue, to the immediate west of the subject site  

The area for these potential works is identified on Plan TP017 however the design and full extent of works 
not yet known. As detailed in the proposed section 173 agreement requirements outlined in Conditions 7 and 
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8 of the Incorporated Document, it is proposed that a fixed contribution be made to the City of Melbourne 
who will be responsible for undertaking the works. The final design is to be confirmed in consultation with the 
landowner. 

14.2.2. Additional Public Realm Benefits  
Not only will this proposal deliver substantial new open space for the wider Melbourne public, the proposed 
Southgate redevelopment has been designed to provide many other public realm benefits, as described 
below. This commitment to opening up the site as a major thoroughfare into and around the wider Southbank 
precinct will undoubtably improve pedestrian experiences.  The approach proposed for this redevelopment is 
as a ‘city-shaping’ or ‘city-building’ opportunity that will reconfigure this strategic site.  

14.2.2.1. Interface to the Southbank Promenade and Yarra River Corridor 
This application proposes to reinvigorate and reconfigure the food and beverage offer which directly front 
Southbank Promenade, improving the activation of this frontage by proposing high quality dining space 
which will open out with outdoor seating looking onto the river. The architecture and active uses proposed 
along this frontage will be commensurate with the use of the highly trafficked Promenade and add urban 
design value to the character of the riverfront environs.  

14.2.2.2. City Road 
The site currently turns its back on City Road, with the service areas of the existing HWT and IBM 
commercial towers facing the street and access to the site provided at alternate interfaces. This application 
seeks to open the site up further to City Road by incorporating a visible and accessible entrance between the 
two towers. This access will improve accessibility to the site for people approaching from the south, provide a 
direct north-south link through the site and give the site greater presence and a sense of address to City 
Road.   

14.2.2.3. Nexus  
The new internal north-south link to the south of the existing commercial towers is known as the ‘nexus’. It is 
proposed to upgrade this internal space and the lobbies of these buildings to include the amenity of what will 
become a thriving office precinct. The nexus will provide a space between the three office towers with new 
retail options and a covered space for people to sit or walk through to the River Meadow or the Promenade.  

14.2.2.4. Pedestrian Connections 
Improving pedestrian connections and linkages have been a key consideration for this design concept, given 
the site’s strategically located position and large size, which currently creates an obstruction when moving 
between St Kilda Road, the Arts Precinct, City Road and Southbank. As can be seen in Figure 23, 
connectivity through the site is currently restricted, with limited points of entry and through path travel. These 
connections are made more difficult due to the changes in level and the road running through the centre of 
the site (Southgate Ave). Figure 24 shows the proposed increase in pedestrian points of access at various 
locations, both at the perimeter and also with options to enter through the east-west alignment of Southgate 
Avenue. This connectivity is continued up the building and detailed in Section 1.1 of Book 2 of the 
architectural package. 
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Figure 23: Existing Primary and Secondary Pedestrian Routes (Southbank Promenade Level) 

 
Figure 24: Proposed Primary and Secondary Pedestrian Routes (Southbank Promenade Level) 
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14.2.3. Preferred River Front interface option 
Whilst Council’s preference for the removal of the bleachers, and for all new public open space works to be 
achieved on site is acknowledged, it remains the view  of the land owner and development team that 
incorporating ‘bleachers’ along the northern edge of the River Meadow creates an excellent public realm 
amenity and urban design outcome. It is considered that this option provides a great opportunity to further 
improve the useability of the open space whilst maximising the ability for users to appreciate the northern 
aspect and uninhibited views to the Yarra River and CBD. We understand Council’s concerns about the 
privatisation of Southbank Promenade however don’t believe that this scenario will occur given that:  

 Southbank Promenade is wide and the bleachers will only extend 2-3 metres into this space. 

 The bleachers will provide a ‘canopy’ over the Promenade, providing some weather protection along 
this busy pedestrian strip where there otherwise is none. This is considered important given 
Melbourne’s unpredictable weather.  

 The bleachers will not unreasonably obscure sunlight access to the Promenade at most times of day 
given the northern aspect. 

 The bleachers are set approximately 6 metres above ground level, creating ample head height 
above the Promenade and ensuring that there is no perceived ‘feeling of privatisation.  

 The bleachers will encourage further activity at the River Meadow’s northern edge, thereby activating 
this space and creating awareness between levels of the presence of the open space above.   

A study on the preferred riverfront interface option is included within Section 4 of Book 2 of the architectural 
package. This study includes floor plans, sections and renders showing how this option may work in this 
context.  

It is respectfully requested that further consideration is provided to this proposal given the strong merits of 
the concept.  

Figure 25: Render of preferred riverfront interface option (including bleachers) 
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14.3. BUILT FORM CONSIDERATIONS 
14.3.1. Built Form  
The proposed development has been thoughtfully designed by Fender Katsalidis Architects in consultation 
with DELWP and the City of Melbourne. The proposed building will present as a high-quality, site responsive 
design with excellent street level activation and public realm upgrades. The design has been influenced by 
its unique urban context and ensures that the built form sits comfortably within its surroundings. In particular, 
view lines to and from the site, the impact on the Yarra River and the interfaces within and surrounding the 
Southgate site have been key considerations in the proposed design response.  

As a highly prominent and strategic redevelopment site at the north-ease edge of the Southbank precinct,  
with a significant frontage to the promenade, it is understood through the analysis undertaken, and the 
review site opportunities and constraints (Section 8) that the site must respond to its context in the following 
ways: 

 Create a built form that responds to its unique context and the role of the Southbank urban renewal 
precinct. 

 Successfully integrate the new building into the existing Southbank context through the incorporation 
of appropriate materials, form and landscaping techniques 

 Maintain and enhance the key view lines, vistas and accessibility desire lines to and from Southbank 
Promenade and the Melbourne Arts Precinct 

 Provide a respectful response to the Yarra River edge and maximise opportunities to improve the 
current activation and public realm at this interface. 

 Manage and mitigate any off-site amenity impacts, in particular to surrounding residential and 
heritage graded building.  

The proposed tower presents an excellent opportunity to provide much needed office floorspace to a key 
Southbank site which is well serviced by its proximity to the CBD, public transport infrastructure and other 
key facilities and services. The proposed tower will reach an overall building height of RL 108.6m to the top 
of the parapet, responding to its immediate context and providing an uplift in commercial GFA. This aligns 
with Council’s direction to ‘Position Southbank as a natural extension of the city’ and to ‘Connect and 
integrate Southbank with the Central City and the Yarra River’ (Clause 21.13 - Urban Renewal Areas.)  

The building has been sited centrally within the large site following an extensive analysis of the urban context 
and the current functionality of other buildings within the Southgate site, which is equivalent in size to a CBD 
block. Following the development of key design principles, the proposed siting will ensure the building sits 
comfortably between the existing towers at Quay West, Herald Sun and the Langham Hotel, whilst providing 
substantial new public open space at the river interface and pedestrian connections between Southbank 
Promenade and the Arts Precinct.  

14.3.2. Street Wall height to Southbank Promenade 
The low scale character of the Southbank Promenade street wall is a valued characteristic of this pedestrian 
thoroughfare as it provides a sense of openness to the Yarra River corridor and creates a space that 
pedestrians can appreciate at a human scale.  

The proposed street wall is to be 7.19 metres.  

This height reflects the low scale of the Hamer Hall street edge to the northern boundary, providing the 
opportunity to create a direct connection to the Hamer Hall footbridge and a  strong visual and physical 
connection between the Promenade and the new 2,000 square metre public open space area.  

Figure 26: Southgate Promenade Street Wall  
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Above the street wall, the remainder of the podium, which extends to approximately 22 metres in height, is 
terraced back to create areas of open space on the norther frontage of Levels 2 to 4. Given the large 
setbacks, the remainder of the podium will not be appreciated by pedestrians passing the site and will 
ensure that the open character of the Yarra River corridor is maintained.    

14.3.3. Building Height 
The maximum building height is 108.6 metres (inclusive of a 3.8 metre roof parapet)   

The building height has been derived from an analysis of the immediately surrounding built form and a 
contextual response to its position within the river corridor skyline.  

Building heights should step down as they move toward the river so that the open river corridor can be 
maintained. As the proposed tower sits within the ‘middle ground’ of the river corridor skyline, the height has 
been determined based on the heights of the taller IBM and HWT buildings immediately to the south and 
comparative middle ground buildings along the corridor. As can be seen in Figure 27, the proposed tower, 
whilst higher than the immediately adjacent buildings, will sit comfortably within its context given that it steps 
down toward the river, sits below the height of the buildings immediately to the south and presents with a 
considered, slender and well-articulated design response which provides large breaks in the mass, thereby 
reducing the visual impact of the height.  

Given the building’s key view lines from the river and large plant requirements, it was considered important to 
ensure that this element of the building is as recessed as possible. In order to appropriately conceal the 
plant, the parapet has been raised to 3.8 metres and the first level of plant has been dispersed across the 
entire roof level, rather than providing a 3 metre setback as is required under the DDO10 controls. 
Encroaching into the 3 metre set back allows for the height of the plant to be lowered and the bulk of the 
plant space to be hidden behind the parapet. It also allows for the additional second level of plant to be set 
back by 3 metres from the east, west and south facades and pulled back significantly from the north façade 
to ensure that visibility from key views is minimal. 

Figure 27: River Corridor Skyline  

 

14.3.4. Building Separation  
Within the subject site, the proposed building has an interface with two existing office buildings to the south, 
and a hotel to the west.  

In a CBD context it is generally accepted that a minimum 10 metre setback is appropriate for tower 
separation within a site. This proposal achieves the following tower setbacks within the site:  

 West (Langham Hotel): 10 metres 

 Southeast (HWT Building): 10.45 metres 

 Southwest (IBM Building): over 10 metres  
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14.3.5. Site Interfaces and Amenity Considerations 
External to the site, the proposed building will only have two immediate interfaces, to the Quay West 
apartments located on the adjoining property to the east and St John’s Lutheran Church to the southeast. 

The proposed tower will have a minimum 10.1 metre from the east property boundary which will allow 20.48 
metres between the proposed tower and the apartment building.  This tower separation allows ample space 
for dwellings within the Quay West to allow good access to daylight and protection from potential 
overlooking.  

The setback of the tower from the common boundary with the Church is 6.8 metres, extending to 9.8 metres 
at the high rise levels. As the Church is not a sensitive use and the tower setbacks would comply with the 
setback requirements of DDO10, within which this portion of the building falls within, it is considered that the 
proposed setbacks are appropriate to maintain an acceptable level of amenity at the Church.  

Should any of the surrounding buildings be redeveloped in the future, the proposal provides sufficient 
building separation to allow for equitable development opportunities.  

14.3.6. Overshadowing 
Whilst  a site specific approval is proposed, the typical shadow requirements for the Capital City zone area, 
being those  set out in in DDO10, have been used as a guide  for considering whether the extent of shadow 
cast by the proposed development is acceptable within its urban context.  

Of relevance, these requirements indicate that a development should not cast any shadow which would 
unreasonably prejudice the amenity of any public space, public park and garden, public square, open space 
associated with a place of worship or privately owned public space accessible between the hours of 11am 
and 2pm on 22 September.  

There is limited public open space within the vicinity of the subject site which could be impacted by the 
proposed development, the closest space being Richard Prat Gardens located between Hamer Hall and the 
Arts Centre (excluding open space to the north of the site which will be unaffected).  

The shadow diagrams included within Section 1.7 (Book 2) of the architectural package show that between 
the hours of 11am and 2 pm on September 21, the proposal will not cast shadow over any areas of valued 
public open space.  

14.3.7. Facade Articulation 
The proposed façade consists of a high-quality presentation to the site and surrounds, and will 
predominately be made up of performance glazing, powder coated aluminium and painted steel components.  

The proposed façade a presents high level of articulation and depth in response to the nuanced site 
surrounds. The overall envelope has been designed to create significant setbacks to existing buildings 
surrounding the proposed development. The resulting façade strategy will therefore present a high level of 
articulation and subsequent reduction in bulk when viewed from surrounding sites, building a positive 
narrative between the proposed development, the Yarra River promenade and surrounding built form.  

The proposed facade can be summarised as follows: 

 When viewed from west to north, proposed plate setbacks and indentations create depth in the façade 
elevation, reading as reduced bulk when viewed at this interface. 

 The proposed podium stepping form from the north appropriately responds to the promenade scale 
and complements the river experience. 

 The eastern podium is stepped to allow a transition to the built form from the lower scale Hamer Hall, up 
to the proposed three-storey retail podium.  

 When viewed from the north bank, the broad-facing northern elevation is narrowed and squared-off to 
reduce the appearance of bulk of the proposed tower. Setbacks to existing towers are increased here to 
create more separation between existing built form.  
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 The northern façade responds to the river corridor with an angled façade. Indentation is introduced to the 
northern frontage to further articulate the tower slenderness and verticality. Outdoor green terraces to the 
commercial floor plates further assist to break up the mass of the building when viewed at this interface. 

Please refer to the Urban Context Report prepared by FK for further detail. A detailed façade strategy will be 
submitted via a condition on the Incorporated Document.  

Inhabit Consultants have confirmed that ‘The specular reflectivity of the materials used within the façade will 
be limited to less than or equal to a maximum of 20%.’ 

It is noted that this performance requirements will be monitored throughout the development of the proposal 
and verified during the construction phase of the project.  

14.3.8. View Lines 
Key view lines toward the Southgate site are from:  

 Elizabeth Street  

 Evan Walker Bridge 

 Princes Bridge 

 Flinders Walk 

From these views, it is important that the development fits in with its surrounding context and does not 
encroach into the valued open Yarra River corridor. 3D views from each of the above viewpoints have been 
prepared and included within Section 1.3 (Book 2) of the architectural plans. The views show that the 
development will make an exciting and site responsive additional to the river skyline, maintaining the 
consistent setbacks and ensuring that no important views are interrupted.  

Figure 28: View from Princes Bridge  
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15. TECHNICAL CONSIDERATIONS 
This section provides an overview and summary of the various consultant reports that have been prepared in 
conjunction with this development proposal. For full details, the consultant reports are contained within the 
Appendix of Book C (Architectural Plans) prepared by FK.  

15.1. WIND 
A preliminary wind tunnel assessment was undertaken by MEL Consultants, based on architectural plans 
dated 18 December 2019. The architectural plans have evolved since this time however MEL Consultants 
have confirmed via their letter dated 27 May 2020 (enclosed with this submission) that the wind tunnel 
assessment does not require remodelling based on the plans plot dated 21 May 2020.  

The purpose of the wind model study was to undertake measurements of wind conditions in the Southgate 
Precinct and comment on the need for future wind mitigation features for the proposed development, if 
required.  

In summary the preliminary wind tunnel test concluded that: 

 The wind conditions around the Southgate Precinct have been shown to satisfy the Pedestrian 
Safety criterion. 

 The wind conditions on the River Meadow and Sky Meadows have been generally shown to pass 
the standing criterion.  

 The Nexus will have significant pedestrian activation and it has been demonstrated that the wind 
conditions in this area would be improved by covering with a canopy, which has been proposed by 
the architects.   

 At the Promenade Level, wind conditions will for the majority of test areas meet criteria for sitting, 
whilst all areas will meet the standing criteria.  

We note that more focused wind tunnel testing will be required as part of the Conditions of the Incorporated 
Document and will be more relevant following more detailed design of the various aspects of this precinct 
wide proposal. The key takeaway is that the proposal can be designed in a manner that will result in 
satisfactory wind conditions for the precinct.  

15.2. ENVIRONMENTALLY SUSTAINABLE DESIGN  
An Environmentally Sustainable Design Report has been prepared by NDY and describes how the project 
will be able to achieve the performance measures of the Melbourne City Council Local Planning Policy, 
Clause 22.19, “Energy, Water and Waste Efficiency” by: 

 Achieving 3 points in the Wat-1 credit under a current version of Green Star; 

 Achieving a minimum 5 Star Green Star Design & As-Built v1.2 certification; and 

 NABERS Energy Office Base Building of 5.0-stars or higher. 

The proposed development will pursue several sustainability initiatives, in line with the objectives identified 
within Clause 22.19. Through early design input from sustainability professionals, the project aims to 
improve the efficient use of resources, by reducing the energy and potable water demand of the building in 
operation. 

Key ESD initiatives proposed in the project across both office and retail components include: 

 High performance building fabric and higher levels of thermal insulation than required under the 
National Construction Code (NCC 2016). 

 Energy-efficient LED lighting, with lighting power densities significantly below the NCC maximum 
values. 

 End of trip facilities and cyclist parking will be provided to encourage the uptake of active transport. 

 Terraced rooftop garden with vegetation to improve the ecological value of the site and the 
incorporation of solar PV panels on remaining available roof space. 
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 Potable water reduction through fixtures with high WELS ratings, rainwater to provide non-potable 
water for landscape irrigation and heat rejection, and grey water to be reused for toilets and urinals. 

 Responsible structural and finishing materials for reduced environmental impact. 

15.3. WATER SENSITIVE URBAN DESIGN  
As per Clause 22.23 of the Melbourne Planning Scheme, a proposal of this nature is required to provide a 
Water Sensitive Urban Design Response.  

A report prepared by MA Civil Design has concluded that this project will exceed the best practice water 
quality performance objectives set out in Clause 22.23 of the Melbourne Planning Scheme by achieving the 
installation of the following: 

 Installation of 160,000 litre rainwater tank that will collect runoff from roof areas. The stored water will 
be used for toilet flushing throughout the complex 

 Installation of 4 Hydrosystem Gross Pollutant traps on the existing drainage system near the outfalls 
from the complex. The proposed locations of these are shown on the attached site plan. 

 Installation of 10 storm-sack gross pollutant traps into stormwater pits to capture sediment, litter, oil 
and grease at the source. 

 Installation of a 78000-litre onsite detention tank for stormwater. This will reduce the rate of flow from 
the site to less than the current flow and meet Council requirements. 

15.4. TRAFFIC, BIKE PARKING / ACCESS  
Clauses 52.06 and 52.34 of the Melbourne Planning Scheme relate to car parking and bicycle facilities 
respectively. Salt 3 have undertaken a review of the proposed development, access, traffic generation and 
car parking arrangement and concluded that:  

 Two new signalised intersections have been proposed on City Road to enhance access to the 
development and separate truck movements within the public realm. These are currently awaiting 
approval from relevant authorities.  

 The provision of 619 parking spaces complies with the Planning Scheme. 

 The proposed car park access and layout has been designed in general accordance with the 
relevant requirements of the Planning Scheme and Australian Standards.  

 The proposed bicycle parking provision complies with Clause 52.34 of the Planning Scheme. 

 The southern sections of the basement car parks will remain unaltered. 

 The proposed loading dock can be satisfactorily accessed by key design vehicles. Access/egres to 
the loading dock will be enhanced by the proposed eastern intersection on City Road.  

 The traffic generated by the development can be accommodated by the surrounding road network.  

An assessment against the requirements of the Melbourne Planning Scheme has been undertaken by Salt 3 
who advise that the proposal is consistent with the requirements of these provisions and will not result in 
adverse access or parking impacts. 

15.5. WASTE 
As per Clause 22.19 of the Melbourne Planning Scheme, a Waste Management Plan must be provided in 
accordance with City of Melbourne’s Guidelines for Waste Management Plans. 

A Waste Management Plan has been prepared by Salt 3, which outlines the proposed waste strategy for the 
Southgate redevelopment. The strategy has been prepared to achieve practical and sustainable operations 
on site.  

The Waste Management Plan outlines the proposed loading and waste collection practices proposed all of 
which have been guided by the Council’s Guidelines for Preparing a Waste Management Plan 2017.  
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Of note, the current Southgate operation separates waste into general waste, comingled recycling and paper 
/ cardboard.  

The proposed redevelopment seeks to increase these waste systems into 5 primary streams within all 
existing and proposed areas to allow for maximum resource recovered and minimise waste going to landfill. 
These include dry general waste, organics, mixed recycling, paper and cardboard and glass.  

What this report demonstrates that the proposed redevelopment will substantially improve the way waste is 
managed within the wider Southgate precinct, ensuring a more sustainable and environmentally friendly 
solution than is currently undertaken on this site.  

15.6. DDA / COMPLIANT ACCESSIBILITY 
A report has been completed by Morris Goding Access Consulting on the key components and aspirations of 
the proposed development with regard to access.  

Although, early in the process, this report has found that the initial master planning design has a high degree 
of consideration for the accessibility and universal design requirements at this stage of the process.  

As the design progresses into detailed design, further reports will be completed to ensure this high degree of 
accessibility is achieved across the site. The draft Incorporated Document also requires a Disability Audit 
prior to the commencement of the development.  

15.7. HERITAGE 
The site abuts the Arts Centre Lawn which comprises the Victorian Arts Centre and the Forward Surge 
sculpture to the immediate east. Each of these sites are identified on the Victorian Heritage Database (VHD) 
as H1500 and H2378 respectively. 

The ’Dervish’ sculpture, located on Southbank Promenade adjacent to the subject site is not included within 
the extent of registration for H1500 despite its connection to Hamer Hall however a permit is required to 
remove or relocate it.   

It is understood that the City of Melbourne plan to relocate this sculpture as part of their promenade renewal 
works with the intention of returning it to its original location on the lower terrace of Hamer Hall.  

Furthermore, as explained in the Heritage Report prepared by RBA Architects, there is a Heritage Victoria 
exemption associated with H1500 as follows: 

‘The sculpture Dervish is not in its original location and can be re-located, preferably returned 
to its original position on the middle terrace of Hamer Hall.’ 

The proposed pedestrian connections to Hamer Hall and the Arts Centre may trigger the requirement for a 
heritage permit given the potential connections to these heritage places. Once detailed design for the ‘off-
site’ works has taken place, it will be assessed as to whether any further HV permits will be required. 

The development has carefully considered the existing heritage gradings of areas directly surrounding the 
subject site.  

As outlined within the Heritage Impact Memorandum prepared by RBA Architects, the key conclusions made 
regarding the proposed development is that the proposal will have a minimal interface with the adjoining 
heritage places. RBA have confirmed that where a heritage interface is proposed, the impact is likel to be 
neutral. It is also stated that the reinstatement of the Dervish sculpture to the lower terrace of Hamer Hall will 
have a positive heritage impact.  

Contextually, RBA ascertain that the proposed tower will blend into the existing high rise backdrop behind 
Hamer Hall, the State Theatre and the National Gallery of Victoria and wil pose no further impact to heritage 
values.  

For further details on the Heritage Registration and heritage consideration of the proposed works, please 
refer to the Heritage Report included within the appendix in Book 3 of the architectural package.   
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16. SIGNAGE  
It is proposed to prepare a signage strategy to capture all signage eventually to be erected on the site. A 
draft signage strategy showing indicative locations of future signage has been prepared and is included 
within Appendix E of this report. However, given that future tenant preferences are unknown it is proposed to 
undertake provide the detail of the signage strategy via condition on the Incorporated Document.  

Condition 30 on the Incorporated Document is proposed to state: 

Prior to occupation, a Signage Strategy showing the location, details and dimensions of directional, 
promotional, sky and business identification signs is to be prepared and submitted to the satisfaction 
of the responsible authority.  
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17. EASEMENTS  
The Incorporated Document is proposed to include a condition which allows the relevant variations to 
easements to allow for the development as proposed. The condition is proposed to state:  

Prior to the commencement of the use contemplated by this Incorporated Plan, the easements 
depicted on the Easement Plan prepared by Veris may be varied generally in accordance with the 
arrangements depicted on the Easement Plan and clause 52.02 of the planning scheme does not 
apply to those easements.  

It is noted that the parties which have the benefit of the each of the easements have not yet consented to 
their variation although discussions are ongoing. 

The variations to certain easements registered on PS 328901G will facilitate the redevelopment plans and do 
not result in any adverse impact on any person that derives a benefit under the relevant easements.  A 
summary of the proposed variations to specific easements is set out below. 

(a) Easement E-4 

Existing location: This is a carriageway easement that is 2 metres wide.  It commences on the eastern 
boundary of the Langham Hotel and travels east across the Southgate property to the boundary of St 
John’s Church, where it connects with easement E-6.  Easement E-4 exists for the benefit of St John’s 
Church and the Quay West properties.  It enables pedestrian access from the Langham, across the 
Southgate property, and through to St John’s Church and (via easement E-6) to the Quay West 
properties, and vice versa.  The current location of easement E-4 across the Southgate property 
conflicts with the proposed location of the office tower contemplated under the redevelopment plans. 

Proposed new location:  The Easement Plan shows the location of easement E-4 effectively moved 
south by approximately 20 to 25 metres.  It otherwise still begins on the eastern boundary of the 
Langham, remains contiguous with easement E-6 and continues to provide access to the same point at 
St John’s Church, and maintains the same beneficiaries.  The proposed variation therefore continues to 
facilitate the intended pedestrian access across the Southgate property for the benefit of St John’s 
Church and (via easement E-6, which remains unchanged) Quay West properties.  In terms of its 
proposed new dimensions, it will be generally the same width  Furthermore, through its incorporation 
into the design of the proposed office tower on the ARA Australia property, a larger part of the 
easement will be under cover and protected from the weather and will include a new publicly accessible 
lift to take pedestrians down to street level, thereby improving pedestrian amenity. The proposed 
variation to easement E-4 will therefore have no adverse effect on any affected people (being the 
owners of St John’s Church and Quay West properties).  Instead, it will have increased design 
functionality and result in a better outcome for the legal beneficiaries and general public users of the 
carriageway easement. 

(b) Easements E-8 and E-9 

Existing Location:  These easements are in favour of Authority Services agencies and are generally 
located along the boundary of the Southgate property where it abuts Southgate Promenade.  They are 
not continuous across the title boundary and are irregular in shape and in several areas the existing 
building has been constructed over the easement. The Authority Services are randomly located within 
these easements in some areas and in other areas they are located outside of the easements. 

Proposed new location: The Easement Plan refers to the requirement to enter into negotiations with 
the relevant Services Authority Agencies to either relocate the services within the existing easement or 
remove the redundant services if they are no longer required.  These discussions are continuing at this 
time.  The intention is to redefine the boundaries of these easements to reflect the as-built condition of 
the remaining authority services that will be retained in these areas. 

(c) Easements E-12 and E-13   

Existing locations:  The carriageway easement (easement E-13) provides entry and egress points (at 
Southgate Avenue and at City Road) into the multi-level underground carpark located on the Southgate 
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property.  A carparking easement (easement E-12) is located within the existing carpark, and easement 
E-13 facilitates access to the E-12 carparking easement.  Easements E-12 and E-13 exist for the 
benefit of the Langham.  Together they facilitate dedicated carparking for the Langham.   

The current layout of the E-12 carparking easement provides for approximately 100 parking bays, 
although the existing access from the Langham’s ‘porte-cochere’ area to the carpark is not direct and 
requires access via the public access points on Southgate Avenue or City Road.  The Langham 
currently only occupies 67 car parking spaces and that has been the case for approximately 23 years. 
The current location of easements E-12 and E-13 require amendment as part of a re-design of the 
carpark area on the Southgate property to facilitate the proposed office tower contemplated under the 
redevelopment plans.  This provides an opportunity to simplify and improve the Langham’s carparking 
arrangements as part of the redevelopment. 

Proposed new locations:  The Easement Plan shows the revised design of the carparking easement 
E-12 to be more conveniently located in closer proximity to the Langham across a single level and with 
an increase in parking capacity to 100 spaces. Originally, the carriageway easement E-13 was to be 
amended to provide direct access from the Langham porte-cochere area.   

However, as the Langham has not agreed to the creation of access to the nested parking area via a 
new ramp access from their porte cochere at this time, ARA Australia has adopted the revised access 
arrangement as depicted in the attached plan (Plan Reference 301884-DD).  This arrangement 
preserves the Langham’s access arrangements in a manner that reflects current conditions on site.  

Under the redevelopment plans, the general overall design and operation of the carpark on the 
Southgate property will otherwise remain fundamentally unchanged.  The allocation of increased 
parking bays and a more simplified and convenient access arrangement will result in an overall 
improved benefit for the Langham under easements E-12 and E-13.  ARA Australia is in consultation 
and negotiation with the Langham in relation to the proposed changes to easements E-12 and E-13 in 
order to finalise an agreement that reflects the variations described in the Easement Plan.  In these it is 
submitted that the proposed variation will have no adverse effect on any affected people. 

(d) Easement E-14   

Existing location:  This equipment easement is located on Level 4 of the existing Southgate building 
and is approximately 62 square metres. The easement facilitates the placement of cooling towers for 
the benefit of the Langham.  The current location of easement E-14 forms part of the existing building 
structure on the Southgate property which will be demolished under the redevelopment plans.  The 
Langham cooling towers will therefore require relocation and the corresponding easement will therefore 
need to be varied.  

Proposed new locations:  The Easement Plan shows the revised location of easement E-14 on Level 
4 of the proposed new office tower on the Southgate property.  The new easement will be 125 square 
metres. The Langham will still have rights to operate and maintain its cooling towers under the 
proposed new easement, with corresponding access rights.  The function of the existing easement 
would therefore be retained and it is simply moved to a suitable location within the context of the 
redevelopment plans.  In these circumstances the proposed variation will have no adverse effect on any 
affected people. 
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18. CONCLUSION 
The Southgate site sits at the nexus between Melbourne’s CBD, the Arts Centre and the Yarra River and is 
strategically positioned to connect these major inner-city nodes on a highly prominent and visible site. This 
Planning Scheme Amendment request presents a once in a generation city shaping proposal and the 
opportunity to truly enhance this section of the city and provide a meaningful public benefit to all users.  

The proposal provides a generous public benefit comprising open space available for public use, improved 
connections from Southbank Promenade to Hamer Hall and the opportunity to improve pedestrian links to 
the Arts Centre and upgrade parts of Southgate Avenue. This large public benefit contribution is coupled with 
the inclusion of a strategically justified office tower which will provide high-quality, large floorplate office 
space within Southbank and generate construction and ongoing operational jobs, thereby helping to inject 
much needed economic stimulus into Victoria’s economy. 

This Planning Scheme Amendment proposes to place the Specific Controls Overlay over the site to provide 
for an Incorporated Document which will allow for a building envelope which will sit outside the existing built 
form controls. As demonstrated in this report, it is considered that the proposal continues to positively 
respond to the relevant objectives of the Melbourne Planning Scheme and will provide an excellent outcome 
for the city.  

The proposal warrants favourable consideration for the use of the Specific Controls Overlay and 
Incorporated Document as it will provide:  

 2,000 square metres of north-facing open space available for public use.  

 Pedestrian linkages to Hamer Hall and the Arts Centre. 

 Modification of the north-west retail space to improve pedestrian flow to Evan Walker Bridge.  

 Contribution towards upgrades to the northern end of Southgate Avenue. 

 Total public benefits to the value of at least $44.89 million (excluding strategically justified office 
space).  

 Almost 39,000 square metres NLA of strategically justified large floorplate office space. With a GFA 
of 47,526 square metres, this equates to $71.29 million of public benefit.  

 Improvement of pedestrian linkages and connectivity throughout the site and to the wider area.   

 The delivery of a high-quality built form that will sit comfortably within the context of the Yarra River, 
Southbank and the broader area. The design will respond appropriately to its immediate surrounds, 
offering a well resolved building form, appropriate setbacks, efficient floor layouts, high quality 
façade treatments and architectural excellence.  

 Further enhancement of a high-quality, highly integrated and contemporary commercial building 
attracting new business and investment into Melbourne.  

 Provision of conveniently accessible commercial floor space with excellent walkable access to the 
full range of CBD amenities, jobs and transport hubs.  

 An appropriate building height and massing that has regard to the site context and the pattern of 
surrounding built form.  

 Incorporation of an ESD strategy which targets best practice measures that meet the objectives of 
the Melbourne Planning Scheme.  

 Provision of a high rate of bicycle parking and end of trip facilities appropriate to the city context.  

 No unreasonable off-site impacts by way of overshadowing or wind effects. 

In light of the above, it is submitted that this development has been well resolved as it sits within the urban 
context. On this basis, we consider it appropriate that the site specific control and Incorporated Document be 
approved.  
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DISCLAIMER 
This report is dated 12 October 2020 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 (Urbis) opinion in this report.  Urbis prepared this report on the instructions, and for the benefit only, of 
ARA Australia Pty Ltd (Instructing Party) for the purpose of PSA Request (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. 
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Planning Controls & Policy Framework 
The following planning policies and controls are detailed as they currently apply to the subject site. As 
discussed earlier within this report, it is noted that whilst above planning policies and controls have been 
considered and integrated within the proposed development wherever possible, approval for this 
development is sought via an Incorporated Document subject to a Ministerial Amendment Process. This 
would allow for a development proposal at the subject site where the Clauses of the Melbourne Planning 
Scheme do not apply.  

PLANNING CONTROLS 
The following planning controls are currently applicable to the proposed development: 

Zoning 
Capital City Zone – Schedule 3  
The subject site is located within the Capital City Zone – Schedule 3 - Southbank. 

The relevant purposes of the zone are: 

 To implement the Municipal Planning Strategy and the Planning Policy Framework. 

 To develop Southbank as an extension of the central city, providing for a mix of commercial and 
residential land uses that complement the capital city function of the locality 

 To comfortably accommodate a residential and worker population in a pleasant neighbourhood 
where all public spaces are comfortable, bright and safe 

 To maintain and enhance the role of Southbank as a cultural and arts precinct 

Pursuant to Clause 37.04 - Schedule 3, office and retail premises are Section 1 uses (no permit 
required). 

Pursuant to Clause 37.04 – Schedule 3, a permit must not be granted or amended to construct a 
building or construct or carry out works with a floor area ratio in excess of 18:1 on land to which 
schedule 10 of the Design and Development Overlay applies unless: 

 A public benefit as calculated and specified in a manner agreed to by the responsible authority is 
provided; and 

 The permit includes a condition (or conditions) which requires the provision of a public benefit to be 
secured via an agreement made under section 173 of the Planning and Environment Act 1987 

Pursuant to Clause 37.04-4, a permit is required to construct a building or construct or carry out 
works. 

Pursuant to Clause 37.04 - Schedule 3, a permit is required to demolish or remove buildings or 
works. 

Public Park and Recreation Zone  
We note that the land adjacent to the subject site to the north (Southbank Promenade) is within the Public 
Park and Recreation Zone.  

The objectives of this zone include: 

 To implement the Municipal Planning Strategy and the Planning Policy Framework 

 To recognise areas for public recreation and open space 

 To protect and conserve areas of significance where appropriate 

 To provide for commercial uses where appropriate 



 

 APPENDIX  
URBIS 

PLANNING REPORT - RFI - OCTOBER 2020 

 

This zoning emphasises Council’s position that this area is intended for public use and recreation purposes 
and any development should complement this adjacent zoning. 

Pursuant to Clause 36.06-2, a permit is required to construct a building or construct or carry out 
works (exemptions apply). 
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Figure 29 – Capital City Zone Schedule 7 and Public Parks and Recreation Zone 

 

 

Overlays 
The site is affected by the following overlays: 
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Clause 43.02 – Design and Development Overlay – Schedule 1-A3 
The objective of the Design and Development Overlay is to identify areas which are affected by specific 
requirements relating to the design and built form of new development. 

Schedule 1 to the Design and Development Overlay sets out design objectives relating to Active Street 
Frontages, including: 

 To ensure ground floor frontages are pedestrian oriented and add interest and vitality to city streets 

 To provide continuity of ground floor shops along streets and lanes within the retail core 

 To ensure ground floor frontages contribute to city safety by providing lighting and activity 

DDO1 sets out requirements for Area 3 – Major Pedestrian Areas and Key Pedestrian Routes Within CCZ3 
and MUZ as follows: 

 Buildings should provide a positive architectural response when viewed from street level and provide 
active street frontages and opportunities for engagement with pedestrians, by providing:  

- At least 5 metres or 80% of the street frontage (whichever is the greater) as an entry or window 
which allows occupants to engage with the street 

A permit is required for buildings and works at ground level, pursuant to Schedule 1 of Clause 43.02. 

A detailed assessment of the proposal against the relevant objectives and requirements of DDO1 is provided 
within Section 9 of this report.  
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Figure 30 – Design and Development Overlay – Schedule 1 Area 3  

 
 
 
Clause 43.02 – Design and Development Overlay – Schedule 3 
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The rear portion of the subject site is affected by DDO3, located at the City Road frontage. 

The objective of the Design and Development Overlay is to identify areas which are affected by specific 
requirements relating to the design and built form of new development.  

Schedule 3 to the Design and Development Overlay sets out design objectives relating to traffic conflict 
frontages, including: 

 To promote pedestrian flow, safety and amenity 

 To improve opportunities for the enhancement of roads for pedestrian use by discouraging further 
access to off-street car parking across traffic conflict frontages 

 To minimise conflict between pedestrians and vehicles on footpaths 

The proposal will utilise the existing crossover to City Road and therefore does not trigger a permit 
pursuant to Schedule 3 of Clause 43.02. 

A detailed assessment of the proposal against the relevant objectives and requirements of DDO3 is provided 
within Section 9 of this report.  



 

URBIS 
PLANNING REPORT - RFI - OCTOBER 2020  APPENDIX  

 

Figure 31 – Design and Development Overlay – Schedule 3  
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Clause 43.02 – Design and Development Overlay – Schedule 10 
The objective of the Design and Development Overlay is to identify areas which are affected by specific 
requirements relating to the design and built form of new development.  

Schedule 10 to the Design and Development Overlay relates to General Development Area - Built Form, and 
sets out broad design objectives, including: 

Pursuant to Clause 43.02-2, a permit is required to construct a building or construct or carry out 
works. 

Table 3 to Schedule 10 of the DDO sets out the following preferred and mandatory built form outcomes for 
the area:  

 Street wall height of up to 20 metres (preferred) or up to 40 metres (mandatory) 

 Building setback(s) above street wall of 10 metres from the title boundary (preferred) or up to 5 
metres from the title boundary (mandatory) 

Towers above 80 metres in height:  

 Mandatory minimum 5 metre setback above the street wall, or 40 metres if no street wall (towers 
above 80 metres in height). Must meet the design element requirements for tower floorplate 

 Mandatory: Towers must be separated by a minimum of 10 metres within a site  

 Discretionary tower floorplate setbacks as determined by the preferred requirement for building 
setbacks from the side and rear boundaries and tower separation within a site, and the modified 
requirement for building setback(s) above the street wall 

 Mandatory tower floorplate setbacks above the street wall (tower above 80 metres) – floorplates may 
be adjusted in terms of location and/or shape but must not: 

 Result in an increase in the floorplate area; 

 Be situated less than 5 metres from a side or rear boundary (or from the centre line of an 
adjoining laneway); 

 Be less than 5 metres to a street boundary; 

 Be less than 10 metres to an adjoining tower on the site. 

Overshadowing and wind controls also apply.  



 

URBIS 
PLANNING REPORT - RFI - OCTOBER 2020  APPENDIX  

 

Figure 32 – Design and Development Overlay – Schedule 10 
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Design and Development Overlay – Schedule 60 
DDO60 affects the northern half of the subject site and relates to Special Character Areas – Built Form 
(Southbank).  

The subject site is located within Area 1 of Schedule 60, pertaining to the Arts Centre and River Environs 
Design Objectives, which contains the following design objectives: 

 To reinforce the breadth and grandeur of the Yarra River 

 To maintain the existing low-scale urban form along the river corridor 

 To protect and enhance St Kilda Road from Princes Bridge to the Victoria Barracks as a civic 
boulevard lined with predominantly low/mid-rise civic and heritage buildings 

 To maintain the landscape character of St. Kilda Road as a dominant visual element 

Table 4 to Schedule 60 of the DDO sets out the following preferred and mandatory built form outcomes 
for the area:  

 Preferred building height of 24 metres (this can be exceeded subject to design criteria) 

 Modified requirement – expressed as a Floor Area Ratio (FAR) – of 6:1. 

Pursuant to Schedule 60 of the DDO, an application to exceed the Preferred Building Height or Modified 
Requirement must document how the development will achieve the specific Design Objectives and Built 
Form Outcomes of the schedule. These built form outcomes are as follows: 

 Development that protects and enhances the Yarra River (including views to and from it), as an 
important natural, recreational and tourism asset of Melbourne 

 Low scale development that enhances the sense of openness along both the Yarra River and St 
Kilda Road 

 Development that enhances the prominence of the Yarra River by the grading of building heights 
down to low along its banks 

 The protection of the stature of heritage and civic buildings along St Kilda Road 

 The maintenance of the importance of St Kilda Road as a grand entrance to the City 

 To ensure that the height of new buildings does not overwhelm the public domain 

Further to this, the DDO outlines Design Elements which should be met (discretionary). 

Overshadowing and wind controls also apply.  
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Figure 33 – Design and Development Overlay – Schedule 60 
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Clause 45.09 – Parking Overlay - Schedule 1 (PO1) 
This Overlay applies to car parking provisions in relation to the Capital City Zone – Outside the Retail Core. 
The Overlay provides maximum car parking rates for developments other than residential dwelling 
developments.  

As per the requirements of Clause 45.09, the proposed development requires car parking to be provided at 
the maximum rate of: 

  5 car parking spaces per 1000 square metres of net floor area, or  

 12 car parking spaces per 1000 square metres of site area 

On the basis that the development comprises a total floor area of approximately 144,959m2, the maximum 
car parking requirement is 724 spaces. The proposal includes 619 car parking spaces and accordingly, the 
proposed development does not exceed the statutory car parking requirement. A permit to exceed the 
parking requirement is therefore not being sought as part of this application. 

Please refer to the Traffic Report prepared by SALT Traffic Engineers for further information.  

Motorcycle Parking 

Pursuant to Schedule 1 of the Parking Overlay, All buildings that provide on-site car parking must provide 
motorcycle parking for the use of occupants and visitors, at a minimum rate of one motor cycle parking space 
for every 100 car parking spaces, unless the responsible authority is satisfied that a lesser number is 
sufficient.  

As the proposed development includes 619 car parking spaces, the development requires a minimum of six 
(6) motorcycle parking spaces.  
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Figure 34 – Parking Overlay – Schedule 1  
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Clause 43.01 – Heritage Overlay (HO760 & HO1298) – Adjacent Properties 
The site is subject sits adjacent to properties affected by the Heritage Overlay. This overlay includes the 
following purposes: 

 To implement the Municipal Planning Strategy and the Planning Policy Framework 

 To conserve and enhance heritage places of natural or cultural significance 

 To conserve and enhance those elements which contribute to the significance of heritage place 

 To ensure that development does not adversely affect the significance of heritage places 

 To conserve specified heritage places by allowing a use that would otherwise be prohibited if this will 
demonstrably assist with the conservation of the significance of the heritage place 

Specifically, the site is located within HO1298 (part Hamer Hall), and HO760 (Arts Centre).  

HO1298 specifically applies to the Forward Surge, 100 St. Kilda Road, Southbank. This building is also listed 
on the Victorian Heritage Database (VHD) with reference number H2378, part reference number H1500 and 
part reference number H2359.  

HO760 applies to the Victorian Arts Centre, 2-128 St. Kilda Road, 1-9 Sturt St & 93-115 Southbank Rd, 
Southbank. This site is also listed on the VHD with reference number H1500, part reference number H1447 
and part reference number H2378. 

Pursuant to Clause 43.01-1, a planning permit is required to construct a building or construct or 
carry out works in the Heritage Overlay.  

Pursuant to Clause 43.01-3, a planning permit is required to develop a heritage place which is 
included in the Victorian Heritage Register, other than an application to subdivide a heritage place of 
which all or part is included in the Victorian Heritage Register. 

Figure 35 Heritage Overlay – Schedules 760 & 1298 
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GENERAL AND PARTICULAR PROVISIONS 
The following general and particular provisions are of relevance to the subject site and proposed 
development: 

Clause 52.06 – Car Parking 
Clause 52.06 seeks to ensure an appropriate level of car parking is provided for a new use or an increase in 
the floor area of an existing use, as well as ensuring the design of access and parking areas is considered to 
ensure efficient and safe manoeuvrability throughout the site. 

As the Parking Overlay specifies a maximum parking provision, the maximum provision must not be 
exceeded except in accordance with a permit issued under Clause 52.06-3. 

Clause 52.34 – Bicycle Facilities 
Clause 52.34 aims to promote cycling as a mode of transport and to provide secure, accessible and 
convenient bicycle parking spaces and associated shower and change facilities.  

Clause 52.34 stipulates the bicycle parking provision requirements for a variety of different land uses. A 
commercial office building triggers a requirement for: 

o 1 space to each 300 sqm of net floor area if the net floor area exceeds 1000 sqm for employees / 
residents, and; 

o 1 to each 1000 sqm of net floor area if the net floor area exceeds 1000 sqm for visitors 

The proposed development therefore triggers the following statutory requirement for bicycle parking spaces: 

 Retail Ground Floor to Level 3: 56 spaces (35 employee spaces and 21 visitor spaces) 

 Office Level 4 – Level 25: 178 (137 employees and 41 visitor spaces) 

A minimum of 234 bicycle parking spaces is required. The proposal incorporates 305 bicycle parking spaces 
at the ground floor of the development, exceeding the requirements of Clause 52.34. 

Decision Guidelines 
Clause 65 specifies a range of general ‘Decision Guidelines’ that the responsible authority must consider 
prior to deciding on any application. This includes the need to consider the adequacy of loading and 
unloading facilities and any associated amenity, traffic flow and road safety impacts. 

PLANNING POLICY 
Plan Melbourne 
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 City of Melbourne is recognised as being within the ‘inner’ region of Metropolitan Melbourne which is 
projected to accommodate over 230,000 new jobs by 2031. 

Directions of relevance include: 

 Direction 1.1 – Create a city structure that strengthens Melbourne’s competitiveness for jobs and 
investment 

o Policy 1.1.1 – Support the central city to become Australia largest commercial and residential 
centre by 2050.  

o Policy 1.1.2 – Plan for the redevelopment of major urban renewal precincts in and around the 
central city to deliver high-quality, distinct and diverse neighbourhoods offering a mix of uses. 

 Direction 4.1 – Create more great public places across Melbourne  

 Direction 4.3 – Achieve and promote design excellence 
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o Policy 4.3.1 – Promote urban design excellence in every aspect of the built environment  

 Direction 4.4 – Respect Melbourne’s heritage as we build for the future  

 Direction 6.1 – Transition to a low-carbon city to enable Victoria to achieve its target of net zero 
greenhouse gas emissions by 2050  

o Policy 6.1.1 - Improve energy, water and waste performance of buildings through 
environmentally sustainable development and energy efficiency upgrades. 

 Direction 6.4 – Make Melbourne cooler and greener 

o Policy 6.4.1 – Support a cooler Melbourne by greening urban areas, buildings, transport 
corridors and open spaces to create an urban forest. 

o Policy 6.4.2 – Strengthen the integrated metropolitan open space network 

Planning Policy Framework 
The Planning Policy Framework (PPF) seeks to develop objectives for planning in Victoria to foster land use 
and development which integrated relevant environmental, social and economic factors ultimately producing 
outcomes hat satisfy the current and future needs of Victoria’s population. 

The development of a mixed-use building on the subject site strongly aligns with the general thrust of the 
PPF, which is established through the following policies: 

 Clause 11.01-1R1 ‘Settlement- Metropolitan Melbourne’ seeks to create a consolidated city 
whereby investment and growth is focused on spaces of state significance. 

 Clause 11.02 ‘Managing Growth’ seeks to ensure that sufficient land and supporting infrastructure 
is available to meet forecast demand and support sustainable urban development. 

 Clause 11.03 ‘Planning for Places’ encourages the concentration of major retail, residential, 
commercial, administrative, entertainment and cultural development into activity centres that are 
highly accessible to the community. 

 Clause 15- ‘Built Environment and Heritage’ seeks to support the establishment and maintenance 
of communities through the design of functional and diverse environments with high quality buildings. 

 Clause 15.01-2S ‘Building design’ seeks to achieve building design outcomes that contribute 
positively to the local context and enhance the public realm. 

 Clause 15.01 ‘Built Environment’ aims to create urban environments that are safe, healthy, 
functional and enjoyable and that contribute to a sense of place and cultural identity. The policy asks 
for building design outcomes that contribute positively to the local context and enhance the public 
realm. 

 Clause 15.01-1R ‘Urban design – Metropolitan Melbourne’ seeks to create a distinctive and 
liveable city with quality design and amenity. 

 Clause 15.02 ‘Sustainable Development’ seeks to encourage land use and development that is 
consistent with the efficient use of energy and the minimisation of greenhouse gas emissions. 

 Clause 17- ‘Economic Development’ states its main objective is for planning to contribute to the 
economic well-being of communities and the State as a whole by supporting and fostering economic 
growth and development by providing land, facilitating decisions, and resolving land use conflicts, so 
that each district may build on its strengths and achieve its economic potential).  

 Clause 17.01 ‘Employment’ seeks to strengthen and diversify the economy and support the Central 
City to become Australia’s largest commercial and residential centre by 2050 through planning for a 
mix of uses. 

 Clause 17.02 ‘Commercial’ encourages development that meets the communities needs for retail, 
entertainment, office and other commercial services in appropriate locations. 

 17.04-1R- ‘Tourism in Metropolitan Melbourne’ encourages the development of a range of well-
designed and sited tourist facilities, including accommodation opportunities, that maintain and 
develop Metropolitan Melbourne as a desirable tourist destination.  



 

URBIS 
PLANNING REPORT - RFI - OCTOBER 2020  APPENDIX  

 

 Clause 18- ‘Transport’ seeks to ensure an integrated and sustainable transport system that 
provides access to social and economic opportunities, facilitates economic prosperity, contributes to 
environmental sustainability, coordinates reliable movements of people and goods, and is safe. 

 Clause 18.01 - ‘Integrated Transport’ promotes development of land near existing transport routes. 

 Clause 18.02-2S- ‘Public Transport’ seeks to promote increased development close to high quality 
transport routes.  

Local Planning Policy Framework 
The Local Planning Policy Framework (LPPF) comprises the Municipal Strategic Statement (MSS) and Local 
Planning Policies (LPP) applicable to the City of Melbourne. The main objectives of the LPPF seek to 
encourage medium to high density development in appropriate locations in activity centres and within 
proximity to services and amenities.  

These policies acknowledge that the City of Melbourne is changing and recognises that the central city is 
well placed to accommodate some of this growth: 

Municipal Strategic Statement (MSS) 
The proposed development is aligned with the following policies: 

 Clause 21.02 - ‘Municipal Profile’  

Recognises that the municipality is the location for many of the State’s premier economic and cultural 
infrastructure and for a wide diversity of uses 24 hours a day, 7 days a week including office and 
commercial, cultural, leisure, entertainment, research, educational and residential uses. 

 Clause 21.03 - ‘Vision’  

Envisages Melbourne as a bold, inspirational and sustainable city. To achieve this vision, the policy sets 
six high level goals to be: a city for people, a creative city, a prosperous city, a city of knowledge, an eco-
city, and a connected city. 

 Clause 21.04 - ‘Settlement’  

Recognises the need to maintain the culture and functioning of the city of Melbourne through targeted 
growth into specific city spaces.  

 Clause 21.06 - ‘Built Environment and Heritage’  

Seeks to reinforce Melbourne’s existing character and ensure that new development is a positive 
addition to Melbourne’s public realm and contributes to making the area safe and engaging for users.  

 Clause 21.08 - ‘Economic Development’  

Seeks to support the Central City as metropolitan Melbourne’s principal centre for commerce and retail 
as well as enhance the viability, diversity and vitality of shops and businesses in centres that serve local 
communities  

 Clause 21.09 - ‘Transport’  

Seeks to integrate transport and urban growth through promotion of development in locations close to 
existing and planned public transport nodes.  

 Clause 21.13 – ‘Urban Renewal Areas’ 

Southbank is identified with local policy as an urban renewal area. This policy seeks to support and 
integrate Southbank’s development as an extension of the Central City and to deliver a good provision of 
local services and facilities for workers, visitors and residents. The built form objectives of this policy 
seek to encourage development which respects the Yarra River and connects with the Central City whilst 
enhancing the pedestrian and public realm experience.  

 Clause 21.17 – ‘Reference Documents’ 

Specifies reference documents relevant to this proposal.  
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Local Planning Policies (LPPF) 
The proposed development is aligned with the following policies: 

 Clause 22.01 – ‘Urban Design within the Capital City Zone’  

Seeks to ensure that development responds to the underlying framework and fundamental 
characteristics of the Capital City Zone while establishing its own identity as well as enhance the 
physical quality and character of Melbourne’s streets and lanes through sensitive and innovative design. 

 Clause 22.02- ‘Sunlight to Public Spaces’ 

This policy recognises that a fundamental feature of Melbourne’s character, liveability, comfort and 
attractiveness is its ability to offer sunlight to its streets and public spaces at the times of year when the 
intensity of pedestrian activity is highest. This policy seeks to ensure that new buildings allow for good 
sun penetration to public spaces and to ensure that overshadowing from new buildings does not result in 
significant loss of sunlight and diminish the enjoyment of public spaces for pedestrians. 

 Clause 22.04 – ‘Heritage Places within the Capital City Zone’  

This policy seeks to conserve and enhance all heritage places. This involves considering the impact of 
development on significant heritage buildings.   

 Clause 22.19- ‘Energy, Water and Waste Efficiency’ 

Clause 22.19 is Council’s ESD policy and seeks to ensure that the design, construction and operation of 
buildings minimises its impact on the environment through sustainable practices. This is achieved 
through a number of application requirements and performance measures to ensure developments are 
environmentally sustainable. 

 Clause 22.23- ‘Stormwater Management (Water Sensitive Urban Design)’ 

This clause recognises that waterways are an important environmental asset and measures that protect 
or improve water quality will be of significant benefit environmentally, socially and economically. The 
policy notes that increased development and greater hard surface area can create changes to the 
volume, velocity and quality of stormwater drainage into natural waterways and stipulates that a Water 
Sensitive Urban Design response must accompany an application for a new building or an extension to 
an existing building. 

RELEVANT AMENDMENTS WITHIN CITY OF MELBOURNE 
The following proposed amendments to the Melbourne Planning Scheme are relevant to this application:  

 Amendment C278 – Sunlight to public parks  

 Amendment C308 – Central Melbourne Urban Design 

 Amendment C323 – Melbourne Arts Precinct 

OTHER RELEVANT POLICIES AND STRATEGIES 
The following City of Melbourne policies and strategies are relevant to this amendment:  

 Southbank Structure Plan 2010 

 Southbank Promenade Renewal Proposal 

Urbis submitted an objection to this application on behalf of ARA Australia (the permit applicant) in 
November 2019. This objection encouraged Council to engage with ARA before deciding on this 
Planning Application, outlining strong opportunities for collaboration and a sharing of ideas included 
within the Southgate proposal.  

 City Road Master Plan 

 Bicycle Plan 

 Southbank Promenade Renewal Proposal  
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These strategies our outlined in the accompanying Urban Context Report.  

Areas of Aboriginal Cultural Heritage 
The subject site has been identified as being within one or more areas of cultural heritage sensitivity as 
described in the Aboriginal Heritage Regulations 2007. As described in the Proposal section and above, no 
subterranean works below the existing basement levels are proposed are and the area has been 
substantially altered in the past, therefore a Cultural Heritage Management Plan is not required to be 
prepared. 
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Response to Local Policy 
As outlined in Section 15.2.2 of the Report, the proposal represents a considered architectural response to 
The Local Planning Policy contained within the Melbourne Planning Scheme. 

The response to the relevant local policies is outlined in the following table. 

Table 7: Response to Local Policy 

LOCAL POLICY CLAUSE  RESPONSE  

Clause 22.01 ‘Urban design within 
the Capital City Zone’ 

Clause 22.01 applies to land within Schedule 3 of the Capital City Zone. 
Relevant aspects of this policy have been addressed below: 

22.01-1 Building Envelope and 22.01-2 Building Design 

The application provides a high-quality architectural response that 
positively contributes to the urban experience along the Yarra River and 
Southbank. The design of the Southbank Promenade and City Road 
frontages will improve activation and amenity. In this sense, the 
development will contribute to a high-quality public ream for this portion of 
the central city. 

The building design has considered its context and massing and 
presented a well-considered contribution to this highly prominent site 
along the river. 

A detailed response to built form, which takes in frontages, setbacks and 
height, is provided in Section 14.3. 

22.01-3 Pedestrian Permeability and Connectivity 

The proposal has been designed with through block permeability and 
connectivity to surrounding key destinations at the forefront of the design 
intent. The proposal creates a new direct north-south linkage from the 
river to City Road and significantly improves the connectivity from the 
Yarra River and Southbank Promenade up to the Arts Precinct and St 
Kilda Road.  

The proposal meets the policy by providing safe, direct and attractive 
pedestrian connections throughout the building and into the public realm. 

See Section 14.3 of this report for further details.  

22.01-4 Facades 

The proposal’s facades respect the rhythm, scale and architectural 
features of surrounding built form.  

The podium facades will use high quality building materials and details 
(including glazing, concrete finish, metal finish balustrades, stone and 
metal finishes) and will engage the eye of passing pedestrians. The tower 
façade will include glazing, glazed balustrades and metal slab edge 
finishes. The building will clearly address the Southbank Promenade and 
Yarra River with the inclusion of prominent entries at various levels facing 
the River. 

22.01-5 City Roofs and Profiles 

In line with this policy, the proposal’s roof profile will contribute to the 
architectural quality of Melbourne’s skyline. Plant and services have been 
carefully integrated within the roof design without disrupting the 
appearance of the building. 

22.01-7 Wind and Weather Protection 
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LOCAL POLICY CLAUSE  RESPONSE  

The proposal complies with this policy by ensuring that built form mitigates 
adverse wind impacts (see Section 15.1) and ensuring appropriate 
weather protection along Southbank Boulevard and City Road.  

22.01-8 Public Spaces and 22.01-9 Access and Safety 

Aligned with the policy, the ground floor, mezzanine, first second and third 
floor areas will be publicly accessible during normal business areas, 
providing direct, all weather access between Southbank Boulevard and 
City Road. The proposals incorporation of glazing will also maximise 
passive surveillance to the public realm.  

Access to the basement car parking has been designed to minimise 
impact on the public realm with access via Southgate Avenue through the 
centre of the site. Waste collection and loading areas are shielded from 
view and will occur internally to the building.  

Clause 22.02 ‘Sunlight to public 
spaces’ 

The proposal complies with this policy and will comply with the 
overshadowing controls of Amendment C278 (Sunlight to Parks), should it 
come into effect during this amendment application process.   

See Section 14.3.6 of this report for details on the overshadowing 
impacts.  
 

Clause 22.04 ‘Heritage Places 
within the Capital City Zone’ 

The proposed scheme has been prepared having appropriate 
consideration for Clause 22.04, as well as the objectives and design 
guidelines of the heritage overlays applicable to the adjoining sites to the 
east of the subject site (HO760 and HO1298). 

The proposed development makes a considered response to local 
heritage policy and objectives given its proximity to local heritage places 
to the east (Part Hamer Hall and Arts Centre). As a new building, the 
proposal respects and complements adjacent heritage buildings through 
its overall character, articulation, scale and form (particularly in terms of 
the fabric and envelope that is immediately adjacent to the Arts Centre 
Building.  

RBA Architects & Conservation Consultants has undertaken an 
assessment of heritage impacts, with these findings summarised 
throughout this report. The proposal’s response to surrounding buildings 
with heritage value is identified within Section 15.7 of this report. 
 

Clause 22.19 ‘Energy, water and 
waste efficiency’ 

This policy applies to applications for the construction of a building for the 
purposes of an office and retail premises. For a development over 5,000 
sqm of office space, the requirement is to provide a 5 Star rating under a 
current version of Green Star – Office rating tool or equivalent. 

As described within the Environmentally Sustainable Design Statement 
prepared by NDY Consulting Engineers, the application complies with the 
requirements of Clause 22.19 and has the potential to achieve a 5 Star 
Green Star rating under the Green Star Design & As-Built v.1.2 rating tool. 
The ESD features of the development are summarised in Section 15.2 of 
this report. 
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LOCAL POLICY CLAUSE  RESPONSE  

A Waste Management Plan has also been prepared by Sustainable 
Transport Options, which addresses the requirements within the City of 
Melbourne’s Guidelines for Waste Management Plans. 

As such, the proposal has adhered to the requirements of Clause 22.19. 

Clause 22.23 ‘Stormwater 
Management (WSUD) 

The proposal’s response to Clause 22.23 has been addressed in a 
statement prepared by MA Civil.  
The proposed system complies with the objectives of Clause 22.23 and 
will be designed to achieve water quality performance targets in line with 
the CSIRO’s Urban Stormwater Best Practice Environmental Management 
Guidelines (1999). 
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APPENDIX D ACTIVATION PLAN  
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APPENDIX E SIGNAGE STRATEGY 
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APPENDIX F MELBOURNE WATER ADVICE  
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APPENDIX G EASEMENT DIAGRAMS  
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APPENDIX H DDO ENVELOPE DIAGRAMS 
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APPENDIX I FAÇADE REFLECTIVITY STATEMENT  
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