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2 611-681 Elizabeth Street, Melbourne 

Planning Permit Application No. PA1900537 

Key information Details 

Application No.: PA1900537 

Received: 19 March 2019 

Applicant: PDG Corporation Pty Ltd C/- Urbis 

Planning Scheme: Melbourne Planning Scheme 

Land Address: 611-681 Elizabeth Street, Melbourne 

Proposal: Demolition of existing buildings, construction of a building and construct and carry out 

works, use of the site as a Research and Development Centre and alter access to a Road 

Zone, Category 1 

Total site area: 3,373.6m² 

Gross Floor Area: 53,157m² 

Floor Area Ratio: 13:1 (43,936m² / 3,373.6m²) 

Development value: $140 million   

Height: 18 storeys excluding plant 

77.2 metres excluding plant 

108.6 metres excluding plant (highest point to Australian Height Datum for PANS 

OPS) 
 

Setbacks:  Tower 

West 3.8 metres 

East Between 1.3 metres and 3.5 metres 

North  5.0 metres 

South 1.7 metres from the southern edge 

of Stage 2  
 

Retail 986m² 

Research and 

Development Centre: 

32,755m² 

Office: 425m² 

Parking: Cars Motorcycles Bicycles 

120 3 251 
 

Zone: Capital City Zone – Schedule 5 (City North) 

Overlays: Design and Development Overlay – Schedule 61 (City North) Area 5 

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

Particular Provisions: 52.06 – Car Parking 

52.29 – Land Adjacent to a Road Zone, Category 1, or a Public Acquisition Overlay for a 
Category 1 Road 

52.34 – Bicycle Facilities 

Summary 
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Key information Details 

Why is a permit 

required? 

A permit is required to construct a building or construct or carry out works under the Capital 

City Zone. 

A permit is required to demolish or remove a building or works under the Capital City Zone. 

A permit is required for use of the land as a Research and Development Centre. 

A permit is required to construct a building or construct or carry out works under the Design 

and Development Overlay. 

A permit is required to create or alter access to a road in a Road Zone, Category 1.  

Referral authorities/ 

Notice 

Melbourne City Council (informal referral) 

Transport for Victoria (formal Section 55) 

VicRoads (formal Section 55) 

Public Notification The application is exempt from notice and review provisions of the Planning and 

Environment Act 1987.   
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1. In accordance with the schedule to Clause 72.01 of the Melbourne Planning Scheme, the Minister for 

Planning is the Responsible Authority for this application as it has a gross floor area exceeding 25,000 

square metres. 

2. On 19 March 2019, Planning Permit Application No. PA1900537 was received for demolition of 

existing buildings, construction of a building and construct and carry out works, use of the site as a 

Research and Development Centre and alter access to a Road Zone, Category 1. The key milestones 

in the process of the application were as follows:  

Milestone Date 

Pre-application meeting (DELWP and Melbourne City Council)  January and February 2019 

Application lodgement  19 March 2019 

Further information requested 11 April 2019 

Further information received 17 May 2019 

s50 application received 

This application included the following amendments to the application: 

• Removal of an internal through-block link / arcade, to achieve an internal 
layout that accommodates back of house operational requirements for the 
tenant (this has been relocated to the Stage 3 planning application 
PA1900538); 

• Expanded services frontage to O’Connell Street and associated changes 
to the internal layout to accommodate back of house operational 
requirements for the tenant; 

• Reduction in the number of levels from 19 to 18 and a minor increase in 
the overall height of the building (+1.0 metre) associated with increased 
floor to floor heights; 

• Reduction in the retail floor area at the ground floor associated with 
changes to the internal layout; and 

• Removal of a basement level and reduction in the number of car parking 
spaces (- 60 spaces). 

5 July 2019 

S50 application received 

This application consolidated the set of discussion plans submitted on 7 
August 2019 that were provided to address Melbourne City Council’s referral 
comments. The application included: 

• Updated architectural plans, development summary, landscape report, 

waste management plan and further wind assessment addendum. 

20 August 2019 

Decision Plans  20 August 2019 

3. The subject of this report is the decision plans.  
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Previous Planning Permit for 611-681 Elizabeth Street (including the subject site) 

4. Planning Permit 201470674 was issued on 31 July 2017 for the land at 611-681 Elizabeth Street, 

Melbourne for: 

Part demolition of a heritage building, demolition of buildings in a Heritage Overlay Precinct, and 

construction of four mixed use multi-storey buildings comprising dwellings, accommodation 

(student accommodation), restricted recreation facility, retail and food and drink premises, use 

of land for a commercial display area and alter to access to a road in a Road Zone, Category 1. 

5. This permit allows for four buildings to be constructed over a larger parcel of land (total area 7,051m²) 

for a range of uses. The uses include 310 dwellings, 698 student accommodation units, office, 

gymnasium, food and drinks premises, retail tenancies, a small scale supermarket and a commercial 

display area within the Melford Motors building. Also, 359 car parking spaces, 1363 bicycle parking 

spaces and 3 motorcycle spaces were approved. The buildings that were approved include: 

• Tower 1: 39m / 11 storey residential building. 

• Tower 2: 53m / 17 storey student accommodation building. 

• Tower 3: 60m / 19 storeys student accommodation building. 

• Tower 4: 60m / 19 storeys residential building. 

6. This permit, which expires on 31 July 2021, has not been acted on. Plans have yet to be endorsed in 

accordance with Condition 1 of the permit and it is considered unlikely that the permit will be acted on 

following the approval of the Stage 1 site and given this current application. 

 

 

 

Figure 1: Planning Permit 201470674 site area (Source: Application 201470674) 
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Figure 2: Planning Permit 201470674 west (O’Connell Street) elevation (Source: Application 201470674) 

 

Figure 3: Planning Permit 201470674 east (Elizabeth Street) elevation (Source: Application 201470674) 

 

Planning Permit PA1800432 – 611-669 Elizabeth Street, Melbourne (Stage 1) 

7. Planning Permit PA1800432 was issued by the Minister for Planning on 15 May 2019 for ‘partial 

demolition of existing buildings, construction of a building and to alter access to a Road Zone, 

Category 1’.   

8. This is known as Stage 1 of the redevelopment of the land extending between Queensberry Street to 

the Haymarket roundabout, which allows for partial demolition of the heritage building and construction 

of a 9 storey building for use as retail, motor vehicle sales and education centre. It also included a 6m 

wide laneway along the northern boundary. 

9. The permit was amended in 10 July 2019 pursuant to section 72 of the Planning and Environment Act 

1987 to delete condition 1(i) requiring ‘any changes required as a result of the revised wind report’. 

The submission of an updated wind report is still captured by Condition 21 of the planning permit.  

10. Plans and reports were endorsed on 22 July 2019 in accordance with Conditions 1 (Amended Plans), 

13 (Façade Strategy), 14 (Laneway), 18 (Road Safety Audit) and 38 (3D Model).  

11. Heritage Victoria (HV) issued heritage permit P29772 on 11 February 2019 for the partial demolition of 

the existing heritage building and construction of the new building.  
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Figure 4: Stage 1 approval – view from Elizabeth Street (Source: Applicant) 

 

Figure 5: Stage 1 approval – view from south-west (Source: Applicant) 

 



 

 

 

 

8 611-681 Elizabeth Street, Melbourne 

Planning Permit Application No. PA1900537 

Site Description 

12. The subject site is located on the western side of Elizabeth Street, approximately 40 metres to the 

south of the Haymarket roundabout. The site is generally rectangular with a frontage to Elizabeth 

Street of 83.53 metres, a frontage to O’Connell Street of 83.36 metres and depths varying between 

40.35 metres and 40.57 metres. The land has an overall site area of 3,387m². The site is currently 

occupied by a Toyota car dealership and service centre. 

13. The site comprises an at-grade hardstand car park area on the southern half of the site and three 

single storey warehouse buildings on the northern half of the site.  

14. The at-grade car park and Stage 1 are on one title and are known as 611-669 Elizabeth Street. The 

site to the north of this is 671-673 Elizabeth Street and the northern most land is 675-681 Elizabeth 

Street.   

15. There is a fall in the land from the north-west to the south-east of approximately 3.0 metres. There are 

two crossovers to Elizabeth Street and four crossovers to O’Connell Street.  

16. The site is formally described as: 

• Land in Plan of Consolidation 151687, Volume 09413 Folio 558 (611-669 Elizabeth Street); 

• Lot 1 on Title Plan 600665M, Volume 00592 Folio 285 (671-673 Elizabeth Street); and 

• Lots 1 and 2 on Title Plan 385274W, Volume 08646 Folio 379 (675-681 Elizabeth Street). 

The site is not affected by any easements or restrictions. 

   

Figure 6: Site plan / aerial (Source: VicPlan) 

 

Subject Site and Surrounds 

Subject Site 
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Site Surrounds 

17. The surrounding development consists mainly of mixed use developments of a range of heights 

exhibiting characteristics typical of a CBD fringe location undergoing renewal. 

18. The subject site enjoys access to public transport with tram services along Elizabeth and Peel Streets, 

bus routes along Elizabeth Street and Victoria Parade and the Melbourne Central Railway Station is a 

short tram ride to the south. The site is also in close proximity to the Queen Victoria Market, Royal 

Melbourne and Royal Women’s Hospitals, Melbourne University and the future Parkville Metro 

Railway Station on Grattan Street. 

19. Development surrounding the site can be described as follows: 

• To the north of the site is the existing Bob Jane T-Mart site at 683-699 Elizabeth Street. Two 
separate buildings occupy this site and form Stage 3 of the redevelopment of this block 
(Planning Permit Application PA1900538 which is currently under assessment). Further north is 
the Haymarket roundabout and beyond is the Parkville health precinct, which includes the 
Victorian Comprehensive Cancer Centre building which is approximately 60 metres tall.  

• To the east of the site is Elizabeth Street, a 60 metre wide road with two median strips 
separating north and southbound traffic from tram tracks in the centre of the road. The median 
strips are lined with mature trees and are covered by HO 1124. On the eastern side of Elizabeth 
Street are several mixed use buildings ranging in height from single storey commercial buildings 
to 11 storey residential buildings with ground floor commercial uses.   

• To the south of the site is the Stage 1 approved building. To the south of this is Queensberry 
Street and beyond that are a number of 2 storey commercial buildings. 

• To the west of the site is O’Connell Street, which intersects with Queensberry Street to the 
south and Peel Street to the north. O’Connell Street contains a 2 storey building on the corner 
of Queensberry Street, two single storey dwellings and two 4 storey residential buildings 
towards Peel Street. 

20. There are a number of developments existing, approved or proposed in the surrounding area as 

illustrated in the figure below: 

 

            Figure 7: Proposal and approved buildings in the vicinity of the site (Source: DELWP 3D model) 
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21. The larger ‘site’ bounded by Elizabeth Street, Queensberry Street, O’Connell Street, Peel Street and 

the Haymarket roundabout is to be developed in three stages. A summary of Stages 1 and 3 is as 

follows: 

• PA1800432 – 611-669 Elizabeth Street, Melbourne (Stage 1) – endorsed plans 22 July 2019 

o 39.99m / 9 storey building 

o Total GFA: 29,329m² 

o Motor vehicle sales – 6,742m² 

o Education centre– 9,357m² 

o Retail – 897m² 

o 100 car parking spaces. 

• PA1900538 – 683-699 Elizabeth Street, Melbourne (Stage 3) – currently under assessment 

o 78.35m / 20 storey building 

o Total GFA: 29,551m² 

o Office – 16,980sqm 

o Retail – 928sqm 

o 42 car parking spaces. 

 

 

Figure 8: 3-stage development of the block (Source: Application) 
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22. The application proposes to:  

• Demolish the existing buildings on the land;  

• Construct an 18 storey building; 

• Use the land for a research and development centre (no planning permit required for the 

proposed retail and office uses); and 

• Alter access to a Road Zone, Category 1. 

23. The applicant has provided a concept image of the proposal, in the context of the adjoining proposals: 

 

Figure 9: Concept image of proposal (Stage 2) (Source: Applicant) 

 

24. Specific details of the application include:  

• Retail (986m²); 

• Research and development centre (32,755m²); 

• Office (425m²); 

• 120 car spaces; 

• 251 bikes; 

• 3 motorcycle spaces; and 

• GFA of 53,157m². 

25. A detailed description of the building envelope is as follows: 

• Basement Levels 1-3 are generally built to all boundaries. 

• The Ground Level and Levels 1-4 are generally built to all boundaries with the exception of the 

southern boundary and the south-east corner of the site. There is a setback of approximately 

1.9 metres at ground level from the southern (stage 1) boundary and a maximum curved 

setback of 15.0 metres where the laneway splays open to Elizabeth Street. This allows for a 

Proposal 
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generous opening to the new laneway (minimum 7.7 metres) that will be delivered in Stages 1 

and 2. Levels 1-4 have slightly reduced setbacks than the ground level.   

• Level 4 includes a terrace built to the envelope perimeter of the levels below, while the tower is 

setback 6.4 metres from the northern boundary, between 2.8 and 5.1 metres from Elizabeth 

Street, 2.7 metres from the southern (stage) boundary and 3.8 metres from O’Connell Street. 

• Levels 5-15 are setback 5.0 metres from the northern boundary, between 1.3 and 3.7 metres 

from Elizabeth Street, 1.7 metres from the southern (stage) boundary and 3.8 metres from 

O’Connell Street. Horizontal fins to each floor level extend to a maximum of 900mm.  

• Level 16 includes the same setbacks as levels 5-15, with a greater setback from the southern 

(stage) boundary of 7.7 metres to allow for a terrace on this level. 

• The Plant Level – Lower includes greater setbacks from all boundaries, including 10.0 metres 

from the north, up to 8.0 metres from Elizabeth Street, 15.0 metres from the southern (stage) 

boundary and 6.8 metres from O’Connell Street.  

• The Plant Level – Upper includes similar setbacks to the level below, with a greater setback 

from the southern (stage) boundary of 20.0 metres. The façade materials for the plant levels 

match the materials of the tower.  

26. Basement Levels 1-3 include 120 car spaces, 3 motorcycle spaces, 251 bicycle spaces, stores, end of 

trip facilities, substation and plant and services. 

27. The Ground Level includes five retail tenancies, lobbies, access to basements (vehicle and bicycle), 

loading bays, waste rooms, plant and services. 

28. The mezzanine level includes 425m² of office. 

29. Levels 1-16 are for the research and development centre. 

30. The podium will have a height of 20.1 metres and the tower a height of 77.2 metres (RL108.7m), 

excluding the plant, as measured from the centre of the Elizabeth Street frontage. The plant has a 

maximum height of 9.1 metres and is angled down towards the south.  

31. The materials and finishes include light bronze/grey glazing, limestone cladding, solid bronze cladding, 

perforated aluminium and bronze powder coated aluminium.  

32. The application is supported by comprehensive reports including a planning report, urban context 

report, landscape plans, wind tunnel assessment, traffic report, waste management report and a 

sustainability management plan.  

33. The proposal under consideration in this report is based on the revision 3 set of plans dated 20 August 

2019.  

34. The identified tenant for the Research and Development Centre is CSL Limited, a global specialty 

biotechnology company that researches, develops, manufactures and markets products to treat and 

prevent serious human medical conditions. The layout of the development, including the intended use 

of each floor and the services at ground level and in the basements, has been purposefully designed 

to accommodate CSL Limited’s bespoke operational requirements. 
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Planning Policy Framework 

35. The Planning Policy Framework (PPF) provides the broad policy direction within the Victoria Planning 

Provisions. The planning principles set out under the PPF are to be used to guide decision making on 

planning proposals across the state. The following policies are considered relevant to this application: 

• Clause 11 – Settlement 

o Clause 11 – Settlement  

o Clause 11.01-1R – Settlement – Metropolitan Melbourne 

o Clause 11.03-1S – Activity Centres 

o Clause 11.03-1R – Activity Centres – Metropolitan Melbourne 

• Clause 15 – Built Environment and Heritage 

o Clause 15.01-1S – Urban Design 

o Clause 15.01-1R – Urban Design – Metropolitan Melbourne 

o Clause 15.01-2S – Building Design 

o Clause 15.01-4R – Healthy Neighbourhoods – Metropolitan Melbourne 

o Clause 15.01-5S – Neighbourhood Character 

o Clause 15.02 – Sustainable Development 

• Clause 17 – Economic Development 

o Clause 17.01-1S – Diversified Economy 

o Clause 17.01-1R – Diversified Economy – Metropolitan Melbourne 

o Clause 17.01-2S – Innovation and Research 

o Clause 17.02-1S – Business 

o Clause 17.03-2S – Industrial Development Siting 

• Clause 18 – Transport 

o Clause 18.01-1S – Land Use and Transport Planning  

o Clause 18.02-1S – Sustainable Personal Transport 

o Clause 18.02-2S – Public Transport 

o Clause 18.02-4S – Car Parking 

36. For a full outline of the relevant state planning policy for the proposal see Appendix 1. 

 

Local Planning Policy Framework  

37. The Municipal Strategic Statement (MSS) and Local Planning Policy Framework (LPPF) within 

Planning Schemes across Victoria outline principal characteristics of a given municipality (municipal 

profile) and provide specific visions, goals, objectives, strategies and implementation plans.  

38. The MSS within the Melbourne Planning Scheme identifies the objectives and strategies for the 

municipality as a whole are set out under the themes of settlement, environment and landscape, built 

environment and heritage, housing, economic development, transport and infrastructure. 

39. The following clauses are relevant: 

• Clause 21.03 (Vision) 

• Clause 21.04 (Settlement) 

• Clause 21.06 (Built Environment and Heritage) 

• Clause 21.08 (Economic Development) 

• Clause 21.09 (Transport) 

• Clause 21.10 (Infrastructure) 

• Clause 21.14 (Proposed Urban Renewal Areas). 

Planning Policies and Controls 
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Relevant local planning policies include: 

• Clause 22.01 (Urban Design within the Capital City Zone) 

• Clause 22.19 (Energy, Water and Waste Efficiency) 

• Clause 22.23 (Stormwater Management) 

40. For a full outline of the relevant local planning policy for the proposal see Appendix 1. 

 

Statutory planning controls 

41. A planning permit is triggered for the proposal pursuant to the following: 

 

Capital City Zone – Schedule 5 (Clause 37.04)   

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

43. Pursuant to Clause 37.04-4 a permit is required to demolish or remove a building or works. 

44. Pursuant to Clause 37.04-1 a permit is required for use of the land for a research and development 
centre (included within ‘Industry’ definition). A condition of the use is that it ‘must not be a purpose 
listed in the table to Clause 52.10’. The applicant has advised that the proposed use is not listed in 
Clause 52.10 (now Clause 53.10 post Amendment VC148). 
 
No permit is required to use the land for office or retail.  

 

Design and Development Overlay – Schedule 61 (Clause 43.02) 

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

46. Schedule 61 to the overlay includes a number of design requirements which are detailed at Appendix 

2. 

 

Parking Overlay - Schedule 1 (Clause 45.09) 

47. Pursuant to Clause 45.09-3 a permit is required to provide more than the maximum parking provision 

specified in the schedule. 

 

The Parking Overlay requires a maximum of 180 car spaces and the proposal provides 120 car 

spaces. Accordingly, a permit is not required under this overlay. 

 

48. Pursuant to Clause 3.0 of Schedule 1 to the overlay, all buildings that provide car parking must provide 

motorcycle parking at a minimum rate of one (1) motorcycle parking space for every 100 car parking 

spaces. The proposal provides 3 motorcycle spaces and exceeds this requirement. 

 

Car Parking (Clause 52.06) 

49. Pursuant to Clause 52.06-3 a permit is required to provide more than the maximum parking provision 

specified in a schedule to the Parking Overlay. 

50. Plans prepared in accordance with Clause 52.06-8 must meet the design standards of Clause 52.06-9, 

unless the responsible authority agrees otherwise. 
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Bicycle Parking (Clause 52.34) 

51. Pursuant to Clause 52.34-2 a permit may be granted to vary, reduce or waive the bicycle 

requirements. The proposal triggers a requirement for a minimum of 34 employee spaces. The 

proposal provides 251 bicycle parking spaces and, therefore, does not require a permit under Clause 

52.34. 

 

Land Adjacent to a Road Zone, Category 1, or a Public Acquisition Overlay for a Category 1 Road (Clause 

52.29) 

52. Pursuant to Clause 52.29-2 a permit is required to create or alter access to a Road Zone, Category 1. 

 

For a full description of the zone and overlay controls, planning permit requirements and notice and appeal 

exemptions for the proposal see Appendix 2. 

 

Plan Melbourne  

53. Plan Melbourne 2017-2050: Metropolitan Planning Strategy (Department of Environment, Land, Water 

and Planning, 2017) outlines the long term plan to manage growth in the city and suburbs to the year 

2050. It seeks to integrate long term land use, infrastructure and transport planning, and in doing so, 

meet the city’s future environmental, population, housing and employment needs. The following are 

relevant: 

• Direction 1.1: Create a city structure that strengthens Melbourne’s competitiveness for jobs and 

investment. 

• Policy 1.1.1: Support the central city to become Australia’s largest commercial and residential 

centre by 2050. 

• 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. 

• Policy 1.1.3: Facilitate the development of national employment and innovation clusters. 

• Policy 1.1.4: Support the significant employment and servicing role of health and education 

precincts across Melbourne. 

• Direction 4.3: Achieve and promote design excellence. 

• Policy 4.3.1: Promote urban design excellence in every aspect of the built environment. 

• Direction 5.3: Deliver social infrastructure to support strong communities. 

• Policy 5.3.2: Create health and education precincts to support neighbourhoods. 
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54. The application was referred to the following agencies: 

Referral/ Notice 
Provision/ 
Clause 

Organisation 
Response 
Received (date)  

Section 55 
Referral – 
Determining 

66.02-11 

52.29-4 

Transport for Victoria 

VicRoads 

5 August 2019 

14 June 2019 

Informal Referral  Melbourne City Council 

 

3 September 
2019 

Internal Referral  DELWP Design 19 Feb 2019 

Melbourne City Council  

55. The Melbourne City Council considered the application at their Future Melbourne Committee on 3 

September 2019 and resolved to support the application, subject to conditions outlined in their 

delegate report. 

56. A number of the council’s conditions have been amended, deleted and/or strengthened at the request 

of the applicant and further refined by DELWP. The council has agreed to the proposed changes.  

Transport for Victoria 

57. Transport for Victoria reviewed the application and offered no objection to the proposal subject to the 

inclusion of a condition on the permit relating to tram disruptions (letter to DELWP dated 5 August 

2019).   

VicRoads 

58. VicRoads reviewed the application and offered no objection to the proposal subject to the inclusion of 

a condition and a note on the permit which relate to crossovers and projections (letter to DELWP 

dated 14 June 2019).   

DELWP Design 

59. DELWP Design reviewed the application and offered no objection to the proposal, subject to 

addressing a number of concerns (advice dated 2 August 2019). The following concerns were raised: 

• Ground Plane & Commercial Lobby: The compressed commercial lobby has resulted in a tight 

circulation space and we encourage the design team to explore a better layout of the entry swing 

doors, ramp and waiting area. The removal of the Ground Floor internal laneway is not desirable 

and is a poor outcome.  We would encourage the design team to further explore the possibility of 

a laneway.  

• Façades and Materiality: The amended plans show the core has been relocated next to the 

western façade (O’Connell St), which potentially results in a significant black wall (spandrel) 

façade.  Further renders depicting the materiality are required to clarify treatment. We note the 

introduction of louvres on Levels 2 and 3 of the western façade to service the new plant rooms.  

We strongly recommend a reconfiguration/layout and/or an alternative treatment (e.g. perforated 

metal) to minimise the utilitarian outlook for the O’Connell interface.  

• Wind: According to the Wind Report, the proposed design, even with canopies in the lane, will not 

be sufficient to meet the requirements for outdoor retail use.  The dependence on mature existing 

and proposed vegetation to provide the necessary wind mitigation cannot be supported. 

60. Where appropriate, these matters will be addressed as conditions on the permit.   

 

Referrals and Notice 
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Notification 

61. The application is exempt from the notice requirements of Section 52(1)(a), (b) and (d), the decision 

requirements of Section 64(1), (2) and (3) and the review rights of Section 82(1) of the Planning and 

Environment Act 1987 pursuant to the following provisions: 

a. Pursuant to Schedule 5 of the Capital City Zone: an application to use land, construct a building 

or construct or carry out works and demolish or remove a building or works. 

b. Pursuant to Schedule 61 of the Design and Development Overlay: construct a building or 

construct or carry out works. 

c. Pursuant to Clause 52.29-5: any application. 
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Key Policy Issues  

Planning Policies  

62. The proposal is considered to respond appropriately to the relevant planning policies by providing a 

mix of commercial (employment) and research uses on the land close to public transport and the 

Parkville National Employment and Innovation Cluster (NEIC). 

63. The proposal will:  

• introduce a significant research and development centre and office uses that will support the 

strategic location of the site;  

• introduce a new built form into the streetscape that has a well-considered height, scale and 

massing that responds to its urban context; and 

• provide a pleasant pedestrian experience - including a through block laneway link - with active 

laneways and Elizabeth Street frontages and provide surveillance and safety for pedestrians. 

64. In addition, the proposal is considered to respond to the PFF as it provides visually interesting, good 

quality architecture and urban design which will contribute to the character of the area and make a 

positive contribution to the public realm.  

Municipal Strategic Statement (MSS) 

65. Clause 21.02 recognises that the City of Melbourne is the premiere location for many of the State’s 

economic, infrastructure and cultural facilities in the Central City.   

66. Clause 21.03 recognises the diverse roles of the city and local areas and their important contribution 

to the economic prosperity of the state. The proposed development responds to this by facilitating a 

mixed use development within a significant research and development centre, and a high quality, 

sustainable building with excellent access to public transport.   

67. The proposal responds to Clause 21.14-1 (City North) through: 

• providing a research and development centre and office in a location that is strategically located 

between the CBD, key universities in the knowledge precinct in the south area of Parkville and 

the Parkville NEIC. 

Local Policies 

68. The proposal is considered to respond appropriately to a number of relevant local planning policies as 

follows:  

• The proposal is sited and designed to respond to the physical constraints of the site and is 

responsive to its urban context which includes mid rise tower developments in the vicinity of 

Elizabeth Street (Clause 22.01).  

• The proposal responds appropriately to Clause 22.19, Energy, Water and Waste Efficiency, by 

including environmentally sustainable building initiatives within the design of the development to 

ensure energy and water efficiency. The submitted ESD Report suggests that the proposal has 

the potential to achieve a 5-star rating under the current Green Star Design and As Built tool. 

• Compliance with Clause 22.23, Stormwater Management (Water Sensitive Urban Design), has 

been achieved by undertaking computer modelling with the MUSIC tool and providing a 36,000 

litre rainwater tank for toilet and urinal flushing and bin washdown.  

 

Assessment 
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Land Use and Built Form Issues 

Land Use 

69. A permit is required for demolition, to construct a building and construct or carry out works and for use 

of the land for a research and development centre. A permit is not required for use of the site for retail 

and office.  

70. The purpose of the zone has been considered and it is noted that the proposed uses are consistent 

with the mixed use activity encouraged in the City North precinct. The development responds 

appropriately to the broad strategic intent for providing research uses as part of the central city 

internationally renowned knowledge precinct. The subject site is proximate to the Melbourne 

Biomedical Precinct which extends from East Melbourne, Parkville, Carlton, North Melbourne and 

Royal Park and is made up of over 40 institutions including hospitals, medical research institutes, 

biotechnology organisations and universities. 

71. It is noted that were the proposed ‘Research and Development Centre’ land use to be for a purpose 

listed in Clause 53.10 Uses with Adverse Amenity Potential it would be rendered prohibited under the 

Melbourne Planning Scheme. 

72. The applicant has confirmed that the CSL uses are not for a purpose listed in the table to Clause 

53.10 Uses with Adverse Amenity Potential. As recommended by the council, a note will be included 

on any permit being granted to identify that the site must not be used for a purpose listed in the table 

to Clause 53.10 Uses with Adverse Amenity Potential. 

73. It is understood that the ‘industrial’ components of the ‘Research and Development Centre’ land use 

(i.e. manufacturing) will be limited to the development of medicinal products on a small scale, for the 

purpose of research and development activities, and that the commercial scale production of these 

medicinal products will occur off-site at a primary production centre.  

74. Subject to conditions being included on any permit being granted limiting the operation of the use to 

confirm that: 

• The use, including associated works, do not require: 

− Works approval in accordance with Section 19A of the Environment Protection Act 1970’ 

− A licence to discharge or emit waste in accordance with Section 20 of the Environment 

Protection Act 1970’ 

− Amendment of a licence under Section 20A of the Environment Protection Act 1970’ 

the proposed use will not unreasonably affect the amenity of surrounding land uses by virtue of 

industrial residual air emissions (e.g. odour or dust emitted by plant associated with manufacturing 

processes).  

75. Additional conditions will also be included on the permit to ensure compliance with State Environment 

Protection Policy (Control of Noise from Commerce, Industry and Trade) No. N-1 (SEPP N-1) noise 

levels so as to not unreasonably affect the amenity of the surrounding area.  

76. The land uses and the redevelopment of the site are not in contention. The key issues in this 

application relate to the design and built form of the tower and ground level activation. These matters 

are discussed further below. 

Height and setbacks 

Height 

77. The application seeks approval for the demolition of existing buildings and the construction of an 18 

storey building to a height of 77.2 metres (108.7m AHD), excluding the plant. The overall height of the 

building, including the plant, measures 86.3 metres (117.8m AHD). The height of the building is 

measured from the centre of the Elizabeth Street frontage, 31.5m AHD. The Design and Development 
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Overlay, Schedule 61 (DDO61) provides the preferred built form outcomes for this site. The site is 

within Area 5. 

78. In accordance with DDO61, all buildings and works requiring a permit should: 

• be constructed in accordance with the preferred maximum building height and preferred upper 

level setback requirements for the specific areas as identified in Part 1.0 and Table 1 of this 

Schedule; and  

• meet the Design Objectives and Design Requirements as set out in Table 2 of this Schedule. 

79. For Area 5, Table 1 identifies a preferred maximum building height of 60 metres and a preferred street 

edge height to buildings fronting O’Connell Street of 20 metres, with any part of the building above 20 

metres to be setback 6 metres from the street. There is no street edge height for buildings fronting 

Elizabeth Street for this site.  

80. The overall height of 86.3 metres does not comply with the preferred building height of 60 metres for 

this site. The proposed height of the building (including plant of 9.1 metres high and angled down 

towards the south) is led by the operational needs of the building tenant, CSL Limited, and the use of 

the site as a research and development centre. The proposed use is highly desirable in this strategic 

location within the CCZ5 and the Parkville NEIC. This cluster seeks a concentration of an educational, 

research and medical uses as part of an internationally renowned knowledge precinct. 

81. While the height of the building exceeds the preferred height, the mid-block location of the site 

performs a transitional role between the lower scale heritage site to the south (Stage 1) and the 

landmark corner site to the north (Stage 3). The proposed building is double the height of the building 

to the south - which included the retention of the heritage building on the site - and significant setbacks 

from the Queensberry Street frontage. The proposal currently under assessment for Stage 3 is of 

similar height to the proposed building for Stage 2 but has a different building typology given the 

corner/gateway location. The transition in height between the Stage 1 and 2 buildings, and to a lesser 

extent, between the Stage 2 and proposed Stage 3 buildings, is considered acceptable. 

82. The proposed height is also considered reasonable given the recently constructed and approved 

buildings in the surrounding area. These include the landmark 13 storey Victoria Comprehensive 

Cancer Centre (60m) at 301-327 Grattan Street, a 22 storey student accommodation building (66m) at 

1-3 Flemington Road and a 20 storey residential building (71m) at 690-708 Elizabeth Street (see 

Figure 7 above). The proposed building will be compatible with the building heights in the surrounding 

area and within this cluster of emerging buildings. The height supports the objectives of DDO61 which 

encourages increased densities and a diversity of uses along the tram corridors and in proximity to 

Metro rail stations. 

83. The increase in height above the preferred height is considered acceptable as shadows cast by a 

lower building of 60m would still overshadow the residential buildings on the opposite side of 

O’Connell Street and the adjoining footpath, noting that the shadows would be for a reduced time, they 

would still extend over these areas between 11amd and 12pm. Further given the width of O’Connell 

Street, there is a reasonable separation between the existing buildings on the opposite side of 

O’Connell Street and the proposed building.  

84. The increase in height above the preferred height is also considered acceptable regarding the flight 

paths associated with the Royal Melbourne Hospital helipad. The applicant has provided an aviation 

assessment that identifies that the proposed building and construction cranes will not impact on the 

relevant flight paths.    

85. Consistent with the council’s recommendation, to recognise the direct relationship between the 

proposed land use (CSL) and the development, a condition will be included on any permit being 

granted requiring the owner of the land to enter into a legally binding agreement with the Responsible 

Authority and the Melbourne City Council pursuant to section 173 of the Planning and Environment 

Act 1987 to require the  ‘Research and Development Centre’ use to be ‘locked in’ for a period of 10 

years. 
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Street edge and setbacks 

86. A street edge (or street wall) height is only referenced for the O’Connell Street frontage. The proposed 

development includes a street edge of 51.6m AHD and results in a height of between 18.51 and 21.75 

metres along the O’Connell Street frontage, given the slope of the land. In the southern part of the 

site, the street edge is marginally higher than the preferred street edge height of 20.0 metres. It is 

considered that the variation to the preferred height is acceptable in this location. 

87. The upper level (or tower) setbacks are between 1.3 and 3.5 metres from Elizabeth Street, 3.8 metres 

from O’Connell Street, 5.0 metres from the northern boundary and 1.7 metres from the southern edge 

of Stage 2. The proposed development does not comply with the preferred setback of 6 metres to 

O’Connell Street. It is considered that the curvilinear form of the tower along O’Connell Street assists 

in providing a variable setback and distinguishes it from the street edge (podium) form. The setback 

also provides a reasonable response to the streetscape, ensuring a high level of pedestrian amenity is 

maintained with appropriate access to sunlight and sky views. It is noted that the existing approval for 

the site includes two 60 metre high buildings, with the northern building built to the O’Connell Street 

boundary and reasonable tower separations (see Figures 1-3 above).  

88. The upper level (or tower) setback from the new laneway to the south is 1.7 metres. The preferred 

setback is 4.0 metres above a street edge of 10.5 metres. Combined with Stage 1, the ground floor will 

have a minimum 7.9 metre wide laneway. The upper levels (or towers) will have a minimum separation 

of 11.0 metres, further increasing as the building curves towards the street frontages. Given the 

southern orientation of the laneway, it would be difficult with any building on the subject site to achieve 

sunlight access to this laneway, even where the building envelope was compliant with the setback 

requirements and therefore, it is considered that the proposed setback to the laneway is acceptable.  

Architectural expression 

89. The architectural expression of the podium and tower is considered an appropriate design response to 

the streetscape and surrounding urban context. The massing of the podium is broken up through the 

use of vertical and horizontal elements. With additional refinements and enhancements as 

recommended by the council through the Façade Strategy condition, the ground floor presentation can 

be further improved.  

90. The curvilinear tower form provides variations in the setbacks from all boundaries. The sculpted form 

along Elizabeth and O’Connell Streets assists with the breakup of the tower massing over these 

considerable site frontages. The separation between the approved Stage 1 development and the 

proposed Stage 3 development is more than 10 metres and will allow for views to the sky between the 

buildings and sunlight penetration to the streets.  

DDO61 – Table 2 

91. Table 2 of DDO61 sets out design requirements for building heights, scale and setbacks; building 

facades and street frontage; active and safe street frontages; provision of public spaces; sunlight to 

public spaces; pedestrian links; and weather protection. An assessment against these requirements is 

provided below. 

Design Objective  Design Requirement Assessment 

Building Heights, Scale and 
Setbacks 

  

To ensure that the height of new 
buildings reinforces the built form 
character of specific areas as 
defined in Table 1 in this Schedule.   

To ensure appropriate building 
scale, height and setbacks at 
interfaces with established 
residential areas having regard to 
existing character, context and 
amenity.   

Deliver a scale of development at 
the street edge in accordance with 
Table 1 in this Schedule. 

Buildings should be constructed to 
the street boundary of the site.   

Upper levels above the maximum 
street wall heights should be 
visually recessive and more 
diminutive than the building’s base. 

The proposed building height 
is considerable acceptable in 
the streetscape and the 
surrounding urban context. 
The building height provides 
an acceptable transition from 
the heritage buildings in 
Stage 1 to the landmark 
corner site in Stage 3.  

The proposed building is 
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To ensure appropriate building 
scale on the side and rear 
boundaries of new buildings and 
works that respects the scale of 
existing adjoining buildings. 

To avoid to exposed blank walls  

To assist in limiting visual impact 
and adverse amenity on adjacent 
development sites. 

To promote articulated rooflines 
with architectural interest and 
variation.   

To establish a generally consistent 
built form to the street edge that 
creates a strong sense of definition 
and place. 

To ensure that the scale of built 
form provides an urban 
environment that is comfortable for 
pedestrians.   

To ensure equitable and good 
access to sunlight / daylight for 
occupants of buildings and in public 
places.   

To ensure that new development is 
adaptable over the long term to a 
range of alternate uses. 

On corner sites where two different 
street edge heights are nominated, 
buildings should “turn the corner” 
and apply the higher street edge 
and transition to the lower 
nominated street edge height. 

Buildings should have a minimum 
ground floor to floor height of 4 
metres at ground floor and a 
minimum floor to floor height of 3.2 
metres in levels above the ground 
floor. 

 

constructed to the street 
boundaries of the site, with 
the exception of the through 
block link. 

The building typology differs 
to the preferred typology of a 
single 60m tower form and 
instead includes a podium 
tower typology. As such the 
upper levels are less 
recessive than preferred, but 
provides a more appropriate 
response to the streetscape 
and Stage 1. 

The site is located mid block 
and as such the corner 
design elements are not 
applicable.  

All of the ground floor retail 
tenancies and lobbies 
provide a floor to floor height 
of 4 metres. The floor to floor 
heights of the levels above 
ground exceed 3.2 metres. 
These levels are considered 
acceptable.  

To ensure that new buildings and 
works adjoining individually 
significant heritage buildings or 
buildings within a heritage precinct 
respects the character, form, 
massing and scale of the heritage 
buildings. 

The design of new buildings should 
respect the character, height, 
scale, rhythm and proportions of 
the heritage buildings.   

New buildings should step down in 
height to adjoining lower scale 
heritage buildings. 

New buildings should consider 
retaining the traditional heritage 
street wall (as opposed to defining 
a new higher street wall) where 
appropriate. 

The subject site does not 
include any heritage buildings 
and is not within a heritage 
precinct.  

The proposed building, 
including the podium, has 
been informed by the existing 
heritage buildings to the 
south. The combination of the 
podium and tower form, 
coupled with the vertical and 
horizontal elements will 
respect the character, rhythm 
and proportions of the 
adjoining heritage buildings. 

The height of the street wall 
is almost double that of Stage 
1, which is considered to be a 
more appropriate 
relationship, rather than 60 
metres which is the preferred 
built form outcome. The 
location of the laneway 
between Stages 1 and 2 will 
ensure that there is a clear 
distinction between the 
heritage street wall and new 
the street wall for this 
development.  

Building Facades and Street 
Frontages 
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Design Objective  Design Requirement Assessment 

To ensure that buildings are well 
designed and enhance the amenity 
of City North. 

To deliver a fine grain built form 
with architectural variety and 
interest. 

To encourage high quality facade 
and architectural detailing. 

Addressing the Street 

The articulation of building facades 
should express a fine grain.  
Expressing the vertical elements is 
encouraged to minimise the 
dominance of wide building 
frontages. 

Multiple doors/entrances to 
buildings and windows should be 
provided off the street to improve 
activation of the street.  

The facades of buildings should 
maintain the continuity, and 
traditional characteristic vertical 
rhythm of streetscapes. 

All visible sides of a building should 
be fully designed and appropriately 
articulated and provide visual 
interest. 

Blank building walls that are visible 
from streets and public spaces 
should be avoided. 

Buildings on corner sites should 
address both street frontages. 

Service areas 

Service areas (plant, exhaust, 
intake vents and other technical 
equipment and other utility 
requirements) should be treated as 
an integral part of the overall 
building design and visually 
screened from public areas. 

Buildings should be designed to 
integrate attachments (including 
antennae) without disrupting the 
appearance of the building. 

Building Projections  

Building projections outside the 
property boundary should accord 
with Council’s Road Encroachment 
Guidelines. 

The proposed development is 
part of a three stage 
development of the larger 
‘island’ site. 

The proposed development 
includes multiple entrances to 
the various retail tenancies 
and the two entrance lobbies 
to Elizabeth Street. 

The new laneway to the 
south also provides ground 
floor retail tenancies that 
activate the laneway. 

Most of the O’Connell Street 
frontage is dedicated to plant 
and services and vehicle 
entries. While this is not 
ideal, it is a requirement for 
the building tenant on this 
strategically located site. It is 
noted that where possible, 
the plant and services have 
been located within 
Basement 1 to minimise 
deactivation of the ground 
floor frontages overall.     

Council’s Urban Design Unit 
has requested further 
resolution of the building 
through the submission of a 
Façade Strategy to ensure 
that façade details are 
enhanced and strengthened.  

Canopies are proposed to 
both the Elizabeth Street 
frontage and the southern 
laneway. As per Council’s 
Road Encroachment 
Guidelines, the canopy 
provides a clearance above 
2.7 metres from the footpath 
surface (minimum 3.1 
metres) and is setback more 
than 750mm from the edge of 
the kerb. 

Separate approvals will be 
required from the council for 
the removal of any street 
trees. 

Active and Safe Street Frontages   

To create safe streets. 

To ensure all streets are pedestrian 
oriented and contribute to 
pedestrian safety. 

To ensure development presents 
welcoming, engaging and active 
edges to streets and other public 
spaces at ground floor and the 

Ground floor frontages should 
contribute to city safety by 
providing lighting and activity. 

At least the first five levels of a 
building should provide windows 
and balconies, fronting the street or 
lane. 

Access to car parking and service 

The ground floor frontage to 
Elizabeth Street is almost 
100% active with retail 
tenancies and commercial 
lobbies. The only ‘non-active’ 
frontage is the ‘FCR’ adjacent 
to the commercial lobby. The 
frontage to the laneway is 
also 100% active with retail 
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street frontages of lower storeys.  

To ensure development contributes 
to passive surveillance of the public 
domain. 

areas should minimise impact on 
street frontages and pedestrian 
movement. 

Carparking should not be located 
at ground floor and should not 
occupy more than 20% of the 
length of the street frontage above 
ground floor. 

Facades at ground level should not 
have alcoves and spaces that 
cannot be observed by 
pedestrians. 

tenancies. The O’Connell 
Street frontage is less active 
with vehicle access points 
and plant and equipment. 
Given the high activation of 
two of the three frontages, 
resulting in approximately 
66% activation of the entire 
frontage perimeter, the 
presentation to O’Connell 
Street can be considered 
acceptable given the 
bespoke requirements of the 
tenant. It is noted that this is 
a significant improvement 
from the existing conditions 
of the open lot car sales use. 
Also, new street trees and 
planter boxes are proposed 
along this frontage to further 
green this section of 
O’Connell Street   

All levels will provide 
windows to the two street 
frontages, with the exception 
of the centre of the O’Connell 
Street frontage, which will be 
dedicated to amenities and 
services.  

Access to car parking and 
service areas, including 
bicycle parking, will be via 
O’Connell Street, the less 
trafficked pedestrian frontage 
of the two streets. 

Car parking is provided with 
the basement levels. 
However, access for 
basement levels and the 
ground floor loading bays is 
via O’Connell Street. This 
results in a non-activate 
frontage of more than 80% of 
O’Connell Street. While this 
is not ideal for a new 
development, this is a 
requirement for the specific 
tenant and is located on the 
less pedestrianised street 
frontage.   

The only ‘alcove’ provided at 
ground level is the pedestrian 
entry lobby to Elizabeth 
Street which includes a wide 
frontage and will be visible to 
pedestrians.  

To provide continuity of ground 
floor shops and food and drink 
premises in proposed activity 
nodes. 

Buildings with ground-level street 
frontages along Royal Parade at 
the Haymarket area and Victoria 
Street as shown on Map 1 should 
contribute to the appearance and 

Not applicable.  

The Elizabeth and O’Connell 
Street frontages are shown 
as ‘major pedestrian areas’ 
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Design Objective  Design Requirement Assessment 

support the proposed retail function 
of the area to the satisfaction of the 
responsible authority, by providing: 

▪ At least 5 metres or 80% of the 
street frontage (whichever is 
the greater) as an entry or 
display window to a shop 
and/or a food and drink 
premises. 

▪ Clear glazing (security grilles 
should be transparent) 

rather than ‘proposed activity 
nodes’.  

To ensure ground floor frontages to 
major pedestrian area add interest 
and vitality. 

Buildings with ground-level street 
frontages to Elizabeth Street, Peel 
Street, Grattan Street, Swanston 
Street and Queensberry Streets as 
shown on Map 1 should present an 
attractive pedestrian oriented 
frontage to the satisfaction of the 
responsible authority, by providing:  

▪ At least 5 metres or 80 % of the 
street frontages (whichever is 
the greater) as: 

 an entry or display window 
to a shop and/or a food and 
drink premises; or 

 as any other uses, customer 
service areas and activities, 
which provide pedestrian 
interest or interaction. 

▪ Clear glazing (security grilles 
must be transparent).  

The ground level frontage to 
Elizabeth Street presents an 
attractive pedestrian 
orientated frontage with 
almost the entire frontage 
being either a retail tenancy, 
commercial lobby or the 
southern laneway.  

Provision of Public Places   

To encourage the provision of well-
designed and publicly accessible 
spaces 

The opportunity for the inclusion of 
public spaces should be promoted. 

The new public laneway to 
the south of the building (also 
delivered through the 
approved building in Stage 1) 
will provide for a new publicly 
accessible space. The 
laneway is further enhanced 
with the retail tenancies 
providing active uses to the 
laneway.  

Sunlight to Public Places   

To ensure that new buildings allow 
daylight and sunlight penetration to 
public spaces, and open space 
throughout the year. 

To protect sunlight to public 
spaces.  

To ensure that overshadowing of 
public spaces by new buildings or 
works does not result in significant 
loss of sunlight. 

Buildings and works should not 
cast a shadow between 11.00 am 
and 2.00 pm on 22 March and 22 
September over public space, 
public parks and gardens, public 
squares, major pedestrian routes 
including streets and lanes, and 
privately owned plazas open to the 
public.  A permit may only be 
granted if the overshadowing will 
not prejudice the amenity of those 
areas.  

Maximise the extent of the 
northerly aspect of public open 

The orientation of the site 
ensures that the proposed 
shadowing to Elizabeth 
Street (major pedestrian 
route) will not unreasonably 
impact on its use as a major 
pedestrian route. 

Shadow diagrams are 
assessed later in the report. 



 

 

 

 

26 611-681 Elizabeth Street, Melbourne 

Planning Permit Application No. PA1900537 

Design Objective  Design Requirement Assessment 

spaces. 

Ensures sunlight reaches the lower 
floors of new developments. 

Pedestrian Links   

To encourage the creation of new 
lanes and connections, particularly 
in locations where block lengths 
exceed 100m. 

To ensure new laneways are 
aligned to respect the street 
pattern; 

To ensure new laneways integrate 
with the pattern of development of 
adjacent areas,  

To accommodate vehicular and 
service access to developments. 

Pedestrian through block 
connections should be provided 
where the average length of a 
street block exceeds 100 metres.  
For street blocks exceeding 
200metres in length at least two 
connections should be provided. 

Connections should be located 
towards the centre of the street 
block, no more than 70 metres 
from the next intersection or 
pedestrian connection. 

Where a development site is 
suitably located for a pedestrian 
connection but does not exceed 
the full depth of the block, the 
development should include a 
connection which would be 
completed when a connection is 
provided through the adjoining site. 

Where a development site has the 
potential to achieve a through block 
connection by extending an 
existing or proposed connection on 
an adjoining site, the new 
development should provide for the 
completion of the through block 
connection. 

Development should provide 
pedestrian connections that are 
aligned with other lanes or 
pedestrian connections in adjacent 
blocks (or not offset by more than 
30 metres) so as to provide direct 
routes through City North. 

Bluestone lanes, kerbs and 
guttering within heritage precincts 
must be retained, and should also 
be retained outside heritage 
precincts. 

Laneway design and character 

Developments should provide 
pedestrian connections which are: 

▪ Safe, direct, attractive and 
which provide a line of sight 
from one end of the connection 
to another. 

▪ Publicly accessible. 

▪ At least 3-6 metres wide. 

▪ Open to the sky or if enclosed 
at 7.6 metres. 

▪ Flanked by active frontages. 

Existing lanes should not be 

A new minimum 7.7 metre 
wide laneway is proposed to 
the south of the building. This 
laneway is delivered with 
Stages 1 and 2. This laneway 
is proposed 96 metres north 
of Queensberry Street (along 
the Elizabeth Street 
frontage). Given the splay of 
Queensberry Street, this 
distance is considered 
acceptable. 

Both frontages to the 
laneway will provide active 
uses. 

The laneway will not be used 
by vehicles. 
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covered.  

The pedestrian amenity of lanes 
which are primarily used for 
servicing and car parking, should 
be improved through the use of 
materials, lighting and designated 
areas for pedestrians and vehicles. 

Buildings and works adjoining 
lanes  

The design and management of 
access and loading areas along 
lanes should not impede 
pedestrian movement. 

New development should respond 
to the fine grain pattern, vertical 
articulation and division of building 
frontages where this forms part of 
the lane way character. 

New development along lanes 
should provide highly articulated 
and well detailed facades that 
create visual interest, particularly at 
the lower levels. 

Weather Protection   

To promote pedestrian amenity.  

To ensure built form does not 
increase the level of wind at ground 
level and that buildings are 
designed to minimise any adverse 
effect on pedestrian comfort. 

 

The design of the building should 
minimise the potential for ground-
level wind and any adverse effect 
on pedestrian comfort as follows: 

▪ In the proposed activity nodes 
shown on Map 1 the peak gust 
speed during the hourly 
average with a probability of 
exceedance of 0.1% in any 
22.5° wind direction sector 
should not exceed 10 ms-1. 
This speed is generally 
acceptable for stationary, long 
term exposure (>15 minutes); 
for instance, outdoor 
restaurants/cafes, theatres  

▪ Along major pedestrian areas 
shown on Map 1 the peak gust 
speed during the hourly 
average with a probability of 
exceedance of 0.1% in any 
22.5° wind direction sector 
should not exceed 13 ms-1. 
This speed is generally 
acceptable for stationary, short 
term exposure (<15 minutes); 
for instance, window shopping, 
standing or sitting in plazas; 

▪ Along all other streets the peak 
gust speed during the hourly 
average with a probability of 
exceedance of 0.1% in any 
22.5° wind direction sector 
should not exceed 16 ms-1 
(which results in half the wind 

The Elizabeth Street frontage 
is identified as a major 
pedestrian area and 
O’Connell Street is identified 
as ‘all other streets’ on Map 
1.   

A wind report prepared by 
MEL Consultants dated June 
2019 and further addendum 
dated 5 August 2019 
accompanied the application 
and identifies that at the 
ground level of all test 
locations surrounding the 
development, the walking 
comfort criterion will be met. 

However, the new laneway 
proposed between Stages 1 
and 2 will be above the 
walking comfort criterion. 

The addendum identifies that 
in various wind amelioration 
device scenarios, wind 
speeds within the publicly 
accessible private laneway 
will exceed the walking 
comfort criterion under 
DDO61 (with the exception of 
an ‘extensive canopy’ 
scenario, where a canopy is 
employed for the full width of 
the O’Connell Street 
pavement and across the 
publicly accessible private 
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pressure of a 23ms-1 gust) 
which is generally acceptable 
for walking in urban and 
suburban areas. 

Landscaping within the public 
realm should not be relied on to 
mitigate wind. 

laneway). 

The ‘extensive canopy’ option 
is highly undesirable for 
several reasons, including: 

• It would compromise the 
open air quality of the 
proposed publicly 
accessible private 
laneway, which 
contributes to its value 
and amenity as a 
pedestrian link (in terms of 
both outlook and daylight / 
sunlight access); and 

• It would require many 
existing public street 
trees, and any proposed 
canopy trees within the 
publicly accessible private 
laneway, to be removed. 

It is uncertain whether there 
are architectural / design 
solutions other than the use 
of an ‘extensive canopy’ that 
would enable walking comfort 
criterion to be generally 
achieved, and it is 
recommended that a 
condition be included on any 
permit being granted 
requiring these solutions to 
be explored further. 

If architectural / design 
solutions are unable to be 
identified that obviate the 
need for an ‘extensive 
canopy’ solution to achieve 
walking comfort criterion for 
the publicly accessible 
laneway, wind amelioration 
should be implemented to the 
extent possible without 
compromising the open air 
quality of the laneway, to 
minimise the probability of 
exceedance of walking 
comfort criterion under 
DDO61. 

It is noted that MEL 
Consultants addendum dated 
7 August 2019 identifies that 
where existing public trees 
are to be relied on for the 
purpose of testing wind 
speed exceedance 
probabilities, walking comfort 
criterion would be achieved 
across the entire wider site.  

However, it is not appropriate 
to rely on landscaping within 
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Design Objective  Design Requirement Assessment 

the public realm for the 
purpose of wind impact 
analysis, particularly as it is 
unclear at this stage as to 
how many of the street trees 
will need to be removed due 
to the construction works for 
the site and broader site. 

As such, further testing 
should be undertaken to 
provide an alternative 
solution.  

To protect pedestrians from the 
elements by providing shelter from 
the rain and sun, without causing 
detriment to building or streetscape 
integrity.  

 

Buildings should include protection 
from the weather in the form of 
canopies, verandas and awnings. 

The design, height, scale and detail 
of canopies, verandas and 
awnings:  

▪ should be compatible with 
nearby buildings, streetscape 
and precinct character; 

▪ may be partly or fully 
transparent to allow light 
penetration to the footpath and 
views back up the building 
façade; 

▪ should be setback to 
accommodate existing street 
trees; and 

▪ should be located so that 
verandah support posts are at 
least 2 metres from tree pits. 

Protection need not be provided 
where it would interfere with the 
integrity or character of heritage 
buildings, heritage precincts or 
streetscapes and lanes. 

There are canopies proposed 
along the Elizabeth Street 
and laneway frontages to 
identify entries and uses and 
these are considered 
acceptable.   

 

 

Microclimate (Wind, Weather Protection, Light and Shade and 
Overshadowing) 

92. DDO61 includes design objectives and requirements to ensure new buildings do not increase the level 

of wind at ground level and to minimise any adverse effect on pedestrian comfort. It requires: 

• Along major pedestrian areas shown on Map 1 (Elizabeth Street) the peak gust speed during 

the hourly average with a probability of exceedance of 0.1% in any 22.5° wind direction sector 

should not exceed 13 ms-1. This speed is generally acceptable for stationary, short term 

exposure (<15 minutes); for instance, window shopping, standing or sitting in plazas.  

• Along all other streets (O’Connell Street) the peak gust speed during the hourly average with a 

probability of exceedance of 0.1% in any 22.5° wind direction sector should not exceed 16 ms-1 

(which results in half the wind pressure of a 23ms-1 gust) which is generally acceptable for 

walking in urban and suburban areas. 

Landscaping within the public realm should not be relied on to mitigate wind. 
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93. The application is supported by an Environmental Wind Tunnel Modelling prepared by MEL 

Consultants dated June 2019 and a further addendum dated 5 August 2019. The Elizabeth Street 

frontage is identified as a major pedestrian area and O’Connell Street is identified as ‘all other streets’ 

on Map 1 of DDO61.  

94. The reports identify that at the ground level of all test locations surrounding the development, the 

walking comfort criterion will be met, with the exception of the new laneway proposed between Stages 

1 and 2, which will be above the walking comfort criterion. 

95. The addendum identifies that in various wind amelioration device scenarios, wind speeds within the 

publicly accessible private laneway will exceed the walking comfort criterion under DDO61, with the 

exception of an ‘extensive canopy’ scenario, where a canopy is employed for the full width of the 

O’Connell Street pavement and across the publicly accessible private laneway. 

96. The ‘extensive canopy’ option is highly undesirable for several reasons, including: 

• It would completely compromise the open air quality of the proposed publicly accessible private 

laneway, which contributes to its value and amenity as a pedestrian link (in terms of both 

outlook and daylight / sunlight access); and 

• It would require many existing public street trees, and any proposed canopy trees within the 

publicly accessible private laneway, to be removed. 

97. It is uncertain whether there are architectural/design solutions beyond the use of an ‘extensive canopy’ 

that would enable walking comfort criterion to be generally achieved, and it is recommended that a 

condition be included on any permit being granted, requiring these solutions to be explored further. 

98. If architectural/design solutions are unable to be identified that obviate the need for an ‘extensive 

canopy’ solution to achieve walking comfort criterion for the publicly accessible laneway, wind 

amelioration should be implemented to the extent possible without compromising the open air quality 

of the laneway and to minimise the probability of exceedance of walking comfort criterion under 

DDO61. 

99. It is noted that the MEL Consultants addendum dated 7 August 2019 identifies that are existing public 

trees to be relied on for the purpose of testing wind speed exceedance probabilities, and that walking 

comfort criterion would be achieved across the entire wider site. However, it is not appropriate to rely 

on landscaping within the public realm for the purpose of wind impact analysis, particularly as it will be 

unknown as to how many of the street trees will require replacement by the construction works for the 

broader site. 

100. As such, further testing should be undertaken to provide an alternative solution. 

101. DDO61 states that development should not cast a shadow between 11.00 am and 2.00 pm on 22 

March and 22 September over public space, public parks and gardens, public squares, major 

pedestrian routes including streets and lanes, and privately owned plazas open to the public.   

102. The following equinox shadow studies have been undertaken for the various times of the day and year 

for the proposed development on the site. 
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Figure 10: 22 March Shadow Studies (Source: DELWP 3D model) 

 

Figure 11: 22 September Shadow Studies (Source: DELWP 3D model) 
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103. The proposed development will cast additional shadow: 

• to the major pedestrian route of Elizabeth Street only from 2pm. This is considered acceptable as 

there will be full sunlight during the mornings and at lunchtime hours. 

• to both sides of O’Connell Street in the mornings. O’Connell Street footpath, including the 

residential buildings on the opposite side of O’Connell Street, would also be overshadowed if a 

building at the preferred height of 60 metres were to be developed on this site.   

It is noted that the proposed development will not overshadow any existing public parks, gardens or 

public squares between the specified times. 

104.  Overall, the extent of overshadowing to the public realm is considered acceptable.  

105. The proposal provides canopies along the Elizabeth Street and laneway frontages to identify entries 

and uses. The canopies are not extensive in depth and are more likely to provide a sense of address 

rather than weather protection. This reduced extent of canopies will preserve the integrity of the tree 

lined street and therefore the extent of weather protection for this development is considered 

acceptable.   

 

Parking, Loading, Bicycle Storage & Other Services 

106. The site has existing vehicle access from both street frontages. The existing conditions include two 

crossovers to Elizabeth Street and four crossovers to O’Connell Street. The crossovers to Elizabeth 

Street and one crossover to O’Connell Street are proposed to be removed. The remaining three 

crossovers to O’Connell Street will be modified to accommodate the loading bay entry and exit points 

and access to the basement car parking.  

107. A separate dedicated bicycle parking access ramp is proposed between the loading bay exit point and 

the car park entry.  

108. The council considers the car parking/loading access satisfactory. It has been noted that in order to 

ensure vehicles entering the site do not stop in the street and obstruct pedestrians / bicycles / traffic 

while waiting for the entry door to open, the door at the site boundary should be left open during the 

AM peak and closed-off peak. Also, pedestrian sight triangles must be provided at the exits from both 

the car park and loading bay.  

109. In addition, the requirement for a Road Safety Audit to be undertaken prior to construction should be 

included as a condition of permit to audit the vehicular/bicycle/pedestrian access arrangements, 

loading arrangements and internal circulation/layout, with all findings incorporated into the detailed 

design. 

110. VicRoads, the road management authority for Elizabeth Street, has provided support for the 

application, subject to conditions relating to crossovers and projections. These conditions will be 

included on any permit being granted.  

Car Parking  

111. The subject site is within the Parking Overlay (PO1), pursuant to Clause 45.09 of the Planning 

Scheme. The proposal provides car parking as follows: 

Use Rate Amount permitted: Amount provided: 

Research and 

Development Centre, 

Office and Retail 

(34,166m²) 

Maximum spaces = 5 x net floor 
area of buildings on that part of 
the site in sq m / 
1000 sq m 
 
 

170 spaces 120 

 

Motorcycle parking Minimum rate of one motor 
cycle parking space for every 
100 car parking spaces. 

1 3 
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112. The proposal is consistent with the maximum car parking requirement for the proposed uses and this 

is acceptable. The council has no objection to the car parking provided on site and it is therefore 

considered acceptable. 

Design Standards for Car Parking 

113. The proposal is considered to be satisfactory as it meets the dimensions and design requirements of 

Clause 52.06-8. The council has requested a condition on the permit to ensure that the internal design 

of the car park areas comply with the relevant Australian Standards or the Melbourne Planning 

Scheme, which is considered acceptable. 

Bicycle Facilities 

114. Clause 52.34-1 of the Scheme requires bicycle parking facilities as follows: 

Proposed Use  Purpose Bicycle Parking Rate No. 

Spaces 

Required 

Provided 

Research and 

Development 

Centre 

(32,755m²) 

 Employee 1 space / 1,000m² of NFA 33  

Office 

(425m²) 

 Employee 1 space / 300m² of NFA if the NFA exceeds 

1,000m² 

0  

Visitor 1 space / 1,000m² of NFA if the NFA 

exceeds 1,000m² 

0  

Retail  

(986m²) 

 Employee 1 space / 300m² of LFA  1  

Visitor/ 

Shopper 

1 space / 500m² of LFA  0  

TOTAL     34 251 

Showers  Employee 1 shower for the first 5 employee bicycle 

spaces, plus 1 to each 10 employee bicycle 

spaces thereafter. 

12 

showers 

12 female 

20 male 

Change rooms  Employee 1 change room or direct access to a 

communal change room to each shower. 

 1 female  

1 male 

115. The application provides 251 bicycle spaces, which exceeds the requirement for 34 spaces. As such, 

no permit is required under this clause. 

116. Bicycle parking facilities, shower and change facilities are provided in the Basement 1 Level.  

117. The bicycle parking is considered satisfactory, as it exceeds the statutory requirements.  

Loading 

118. The ground floor plan shows that there are two loading bay areas with a connected internal accessway 

accessed from O’Connell Street, which will be predominately used for the operation of the research 

and development centre. The council’s traffic engineers have reviewed the plans and swept path 

diagrams provided in the Traffic Report prepared by Cardno and dated 5 July 2019. Revised swept 

path diagrams are required and the requirement for the submission of Loading Management Plan 

(LMP) has been requested as a condition of permit, which is considered acceptable.   

Waste  

119. The application is supported by a waste management plan (WMP) prepared by irwinconsult dated 13 

March 2019. A revised WMP was received on 7 August 2019.  The council’s waste team did not 
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review the revised WMP and as such has requested a condition be included on any permit being 

granted requiring the submission of a revised WMP to ensure that it reflects the changes made to the 

internal layout of the development in resolution with the final design.  

 

Environmental 

Environmentally Sustainable Design (ESD) 

120. The application is supported by a Sustainability Management Plan (SMP) prepared by Simpson 

Kotzman and dated 5 July 2019 in response to Clause 22.19 of the Melbourne Planning Scheme. The 

report states that the proposal has the potential to achieve a 5-star rating under the current Green Star 

Design & As Built. 

121. The council has requested conditions be included on any permit being granted to update the report to 

ensure that it reflects the changes made to the internal layout of the development in the resolution of 

the final design. 

Water Sensitive Urban Design (WSUD)  

122. Clause 22.23 Stormwater Management (Water Sensitive Urban Design) seeks to achieve the best 

practice water quality performance objectives set out in the Urban Stormwater Best Practice 

Environmental Management Guidelines, CSIRO 1999 (or as amended). The SMP prepared by 

Simpson Kotzman dated 5 July 2019 outlines the results of a MUSIC report and identifies that the 

proposal will include a 36,000 litre rainwater tank with connections to toilet and urinal flushing and bin 

washdown.  

123. The council has requested conditions be included on any permit being granted to update the report to 

ensure that it reflects the changes made to the internal layout of the development in the resolution of 

the final design. 

Environmental Audit  

124. Given the possible previous and current land uses, the site requires a Preliminary Environment 

Assessment (PEA) to determine if it is suitable for the intended uses. This will be included as a 

condition of permit.  
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125. The development is consistent with the relevant planning policies of the Melbourne Planning Scheme 

and will contribute to the provision of research and development uses in the City North Precinct with a 

built form response appropriate to the site’s urban context. In particular, the proposal is of a design, 

scale and massing that responds appropriately to the adjacent heritage buildings, with appropriate 

tower setbacks, and provides a high degree of ground level activation to Elizabeth Street and the new 

laneway. 

126. The proposal provides a new research and development use that will positively contribute to the 

internationally renowned knowledge district and Parkville NEIC and is consistent with policy seeking to 

transform this City North urban renewal precinct into an educational, research and medical hub. 

127. The proposal is supported, subject to conditions, including those recommended by the various referral 

agencies and the council. In particular, the council supports the proposal subject to conditions 

requiring further refinements of the façade, improved ground floor activation, a Section 173 Agreement 

for the proposed strategic land use and other standard conditions. 

128. It is recommended that Planning Permit PA1900537, for demolition of existing buildings, construction 

of a building and construct and carry out works, use of the site as a Research and Development 

Centre and alter access to a Road Zone, Category 1 be issued, subject to conditions.  
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The following state and local planning policies are relevant to the application:  

 

Planning Scheme provision Key Objectives 

Clause 11 

Settlement 

• Settlement: Anticipate and respond to the needs of existing and future 

communities.  

• Settlement – Metropolitan Melbourne: Focus growth in the central city. 

• Activity Centres: To encourage the concentration of major retail, 

residential, commercial, administrative, entertainment and cultural 

developments into activity centres that are highly accessible to the 

community. 

• Activity Centres – Metropolitan Melbourne: Support development with 

a broad range of land uses, appropriate infrastructure, access to public 

transport, and high levels of amenity. 

Clause 15 

Built Environment and 

Heritage 

• Urban design: To create urban environments that are safe, functional 

and provide good quality environments with a sense of place and cultural 

identity. 

• Urban Design – Metropolitan Melbourne: To create a distinctive and 

liveable city with quality design and amenity. 

• Building Design: To achieve building design outcomes that contribute 

positively to the local context and enhance the public realm. 

• Healthy Neighbourhoods – Metropolitan Melbourne: Create a city of 

20 minute neighbourhoods that give people the ability to meet most of 

their everyday needs within a 20 minute walk, cycle or local public 

transport trip from their home. 

• Neighbourhood Character: To recognise, support and protect 

neighbourhood character, cultural identity, and sense of place. 

• Sustainable Development: To encourage land use and development 

that is energy and resource efficient, supports a cooler environment and 

minimises greenhouse gas emissions. 

Clause 17 

Economic Development 

• Diversified Economy: To strengthen and diversify the economy. 

• Diversified Economy – Metropolitan Melbourne: Support the Central 

City to become Australia’s largest commercial and residential centre by 

2050, by planning for office, retail, residential, education, health, 

entertainment and cultural activity spaces. 

• Innovation and Research: To create opportunities for innovation and 

the knowledge economy within existing and emerging industries, 

research and education.  

• Business: To encourage development that meets the community’s 

needs for retail, entertainment, office and other commercial services. 

• Industrial Development Siting: To facilitate the sustainable 

development and operation of industry. 

Clause 18 

Transport 

• Land Use and Transport Planning: To create a safe and sustainable 

transport system by integrating land-use and transport. 

• Sustainable Personal Transport: To promote the use of sustainable 

transport. 

• Public Transport: To facilitate greater use of public transport and 

promote increased development close to high-quality public transport 

routes. 

• Car Parking: To ensure an adequate supply of car parking that is 

appropriately designed and located. 

  

Appendix 1: Relevant State & Local Planning 
Policies  
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Planning Scheme provision Key Objectives 

Clause 21.03 (Vision) Clause 21.03 (Vision) recognises the diverse roles of the city and local 

areas, with a vision being ‘a thriving and sustainable City that simultaneously 

pursues economic prosperity, social equity and environmental quality’. 

Clause 21.04 (Settlement) Clause 21.04 (Settlement) recognises the need for the city to grow and 

develop whilst retaining the valued characteristics of the city. This policy also 

identifies City North as an area for proposed renewal given its existing role 

as a specialist activity centre, the Melbourne Metro station and the proximity 

to the Central City.   

Clause 21.06 (Built 

Environment and Heritage) 
Clause 21.06 (Built Environment and Heritage) identifies Melbourne’s 
character as a ‘distinctive urban structure, historic street pattern, boulevards 
and parks, heritage precincts, and individually significant heritage buildings’. 
This Clause identifies the need to promote connectivity, provide for spacing 
and offset to provide access to outlook, daylight, sunlight and to minimise 
direct overlooking between habitable rooms. It aims to ensure that the scale, 
bulk and quality of development supports a high quality public realm within 
the City.  

Clause 21.08 (Economic 

Development) 
Clause 21.08 (Economic Development) seeks to support central city and 
local retail uses by encouraging the provision of convenience retailing and 
services including supermarkets in the central City and Urban Renewal 
Areas for the local workers and residents.  

Clause 21.09 (Transport) Clause 21.09 (Transport) seeks to integrate transport and urban growth by 
encouraging development in locations, which can maximise the potential use 
of public transport. This Clause seeks to maximise access to the city through 
support of the provision of adequate, safe public transport, pedestrian and 
bicycle facilities and car parking.  

Clause 21.10 (Infrastructure) Clause 21.10 (Infrastructure) seeks to enhance the City as Victoria’s pre-
eminent cultural and entertainment location by supporting and encouraging 
the growth of a vibrant cultural environment in the Hoddle Grid, Southbank 
and Docklands, by supporting entertainment uses, music and the arts. 

Clause 21.11 (Local Areas) Clause 21.11 (Local Areas) identifies the site as being located within the 
Proposed Urban Renewal Area of City North to which Clause 21.14-1 
applies. 

Clause 21.14 (Proposed 

Urban Renewal Areas) 
Clause 21.14-1 (City North) identifies City North as an area in transition and 
where change is already underway. The University of Melbourne, RMIT 
University, hospitals and research institutions are investing in expansions 
and renewal of their facilities and the redevelopment of the former Carlton 
United Brewery site has commenced. Further potential for urban renewal 
exists between the existing Central City and the world renowned knowledge 
precinct in the south area of Parkville. 

Clause 22.01 Urban Design 
within the Capital City Zone 

 

Clause 22.01 (Urban Design within Capital City Zone) seeks to create and 
enhance public spaces within the Capital City Zone to provide sanctuary, 
visual pleasure and a range of recreation and leisure opportunities. The 
surrounding area is undergoing regeneration and it is acknowledged that any 
design must be an exemplar for the area and of outstanding architectural 
quality.  

Clause 22.19 Energy, Water 
and Waste Efficiency 

 

Clause 22.19 (Energy, Water and Waste Efficiency) seeks to ensure 
buildings achieve high environmental performance standards at the design, 
construction and operation phases; to minimise the city’s contribution to 
climate change impacts by reducing greenhouse gas emissions; to improve 
the water efficiency of buildings and encourage the use of alternative water 
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Planning Scheme provision Key Objectives 

sources; to minimise the quantity of waste going to landfill and maximise the 
recycling and reuse of materials; to minimise the impacts of waste on the 
community; and to encourage the connection of buildings to available or 
planned district energy, water and waste systems in urban renewal areas in 
order to achieve additional energy, water & waste efficiency arising from a 
precinct-wide approach to infrastructure where appropriate. 

Clause 22.23 Stormwater 

Management (Water Sensitive 

Urban Design) 

Clause 22.23 (Stormwater Management (Water Sensitive Urban Design)) 
seeks to achieve the best practice water quality performance objectives set 
out in the Urban Stormwater Best Practice Environmental Management 
Guidelines, CSIRO 1999 (or as amended); to promote the use of water 
sensitive urban design, including stormwater re-use; to mitigate the 
detrimental effect of development on downstream waterways, by the 
application of best practice stormwater management through water sensitive 
urban design for new development; to minimise peak stormwater flows and 
stormwater pollutants to improve the health of water bodies, including 
creeks, rivers and bays; and to reintegrate urban water into the landscape to 
facilitate a range of benefits including microclimate cooling, local habitat and 
provision of attractive spaces for community. 
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The table below provides a full outline of the zone and overlay controls, planning permit requirements and 

notice and appeal exemptions for the proposal: 

 

Planning Control Application requirements 

Capital City Zone – 
Schedule 5 (City 
North) 

(CCZ5)  

Clause 37.04 

Purpose of the Zone:  

• To implement the State Planning Policy Framework and the Local Planning Policy 

Framework, including the Municipal Strategic Statement and local planning policies. 

• To enhance the role of Melbourne’s central city as the capital of Victoria and as an 

area of national and international importance. 

• To recognise or provide for the use and development of land for specific purposes as 

identified in a schedule to this zone. 

• To create through good urban design an attractive, pleasurable, safe and stimulating 

environment. 

 

Purpose of Schedule 5:  

• To develop City North as a mixed use extension of the Central City.  

• To provide for a range of educational, research and medical uses as part of an 

internationally renowned knowledge district.  

• To encourage a range of uses that complement the capital city function of the locality 

and serves the needs of residents, workers, students and visitors. 

 

No permit is required for retail or office. A permit is required for use of the site as a 

research and development centre. A research and development centre is nested under 

Industry and a condition of the section 2 use is that is must not be a purpose listed in the 

table to Clause 52.10. The applicant has advised that the proposed use is not listed in 

Clause 52.10 (now Clause 53.10 post Amendment VC148). 

 

A permit is required to construct a building or construct or carry out works and demolish 

or remove a building. 

 

An application to use land, to construct a building or construct or carry out works and to 

demolish or remove a building is exempt from the notice requirements of Section 

52(1)(a), (b) and (d), the decision requirements of Section 64(1), (2) and (3) and the 

review rights of Section 82(1) of the Act. 

 

 

 

 

 

 

Design and 
Development 
Overlay  

(DDO) 

Clause 43.02 

Purpose of the Overlay:  

• To implement the State Planning Policy Framework and the Local Planning Policy 

Framework, including the Municipal Strategic Statement and local planning policies. 

• To identify areas which are affected by specific requirements relating to the design 

and built form of new development. 

 

A permit is required to construct a building or construct or carry out works. 

Appendix 2: Statutory Planning Controls 
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Planning Control Application requirements 

Schedule 61 (City 

North)  

 

Area 5 

 

Design objectives of the schedule: 

• To encourage City North to develop as a central city precinct characterised by 

university, research and medical buildings.  

• To establish a mid-rise scale of buildings (6 to 15 storeys) that is distinct from the tall 

built form in the Hoddle Grid area to the south, which steps down at the interface to 

the lower scale surrounding established neighbourhoods in North and West 

Melbourne.  

• To support increased density and diversity of uses along the Victoria Street, 

Flemington Road, Elizabeth Street and Swanston Street tram corridors and around 

the proposed Grattan and CBD North Metro Rail stations.  

• To establish built form that creates a strong sense of street definition by adopting a 

building height at the street edge determined by a 1:1 (building height to street width) 

ratio.  

• To ensure development responds appropriately with suitable building scale, heights 

and setbacks to the existing character, context, and interfaces with established 

residential areas, and immediate amenity.  

• To ensure that new buildings respect the rich heritage fabric of the area and that new 

buildings that adjoin the heritage buildings respect their height, scale, character and 

proportions.  

• To develop a fine grain urban form by encouraging buildings with a wide street to be 

broken into smaller vertical sections. 

• To develop the Haymarket area as a central city gateway precinct and public 

transport interchange.  

• To ensure university, research and medical buildings are actively integrated with the 

surrounding public realm.  

• To design buildings to provide passive surveillance and activation of ground floors 

addressing the streets.  

• To ensure development allows good levels of daylight and sunlight to penetrate to 

the streets and to lower storeys of buildings by providing adequate separation 

between buildings.  

• To deliver a scale of development that provides a high level of pedestrian amenity 

having regard to sunlight, sky views and wind conditions.  

• To improve the walkability of the precinct by encouraging new laneways and 

pedestrian connections.  

• To encourage the ground floor of buildings to be designed so that they can be 

converted to a range of alternative active uses over time. 

 

All buildings and works requiring a permit should: 

• be constructed in accordance with the preferred maximum street edge height, 

preferred maximum building height and preferred upper level setback requirements 

for the specific areas as identified in Part 1.0 and Table 1 of this Schedule  

• meet the Design objectives and Design Requirements as set out in Table 2 of this 

Schedule.  

An application to exceed the preferred maximum building height should demonstrate 

achievement of the relevant the Design objectives and Built Form Outcomes as identified 

in Part 1.0 and Table 1 of this Schedule.  

The street wall height is measured at the vertical distance between the footpath or natural 

surface level at the centre of the site frontage and the highest point of the building at the 

street edge, with the exception of architectural features and building services. 
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Planning Control Application requirements 

 Area 5 – Building Height 60 metres 

• Buildings fronting Pelham and Berkeley Street:  

− 24 metre street edge height.  

− Any part of the building above 24 metres should be setback 6 metres from the 
street.  

• Buildings facing O’Connell Street:  

− 20 metre street edge height.  

− Any part of the building above 20 metres setback 6 metres from the street. 

Parking Overlay  

(PO) 

Clause 45.09 

Purpose of the Overlay:  

• To implement the State Planning Policy Framework and the Local Planning Policy 
Framework, including the Municipal Strategic Statement and local planning policies. 

• To facilitate an appropriate provision of car parking spaces in an area. 

• To identify areas and uses where local car parking rates apply. 

• To identify areas where financial contributions are to be made for the provision of 
shared car parking. 

 

This overlay operates in conjunction with Clause 52.06. 

A schedule to this overlay may specify that a permit must not be granted to provide 
more than the maximum parking provision specified in a schedule to this overlay.  

A schedule to this overlay may vary the car parking rate and measure for any use listed 
in Table 1 of Clause 52.06-5. 

Schedule 1  

(Capital City Zone – 
Outside the Retail 
Core)  

Schedule 1 specifies that a permit is required to provide car parking spaces in excess 
of the car parking rates in Clause 3.0 of this schedule. 

Clause 3.0 specifies that where no part of the site is used for dwellings the number of 
car parking spaces must not exceed the number calculated using one of the following 
formulas: 

Maximum spaces = 

• (5 x net floor area of buildings on the site in sq m)/1000 sq m; or 

• (12 x site area in sq m)/1000 sq m. 

 

On this basis, the parking provision is as follows: 

(5 x 34,166 sq m)/1000sq m = 170 parking spaces (maximum). 

All buildings that provide on-site car parking must provide motor-cycle 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. 

The proposal seeks to provide 120 car parking spaces and as such a planning permit is 
not required. The proposal also provides 3 motorcycle spaces, which exceeds the 
requirement. 

Car Parking  

Clause 52.06 

Before a new use commences, the number of car parking spaces required under Clause 
52.06-5 or in a schedule to the Parking Overlay must be provided to the satisfaction of 
the responsible authority. 

A permit is required to provide more than the maximum parking provision specified in a 
schedule to the Parking Overlay. As the proposal provides the maximum requirement, 
no permit is required under this clause. 

Land adjacent to a 
Road Zone, 
Category 1 

Clause 52.29 

A permit is required to alter access to a road in a Road Zone, Category 1. 

An application must be referred to the Roads Corporation under Section 55 of the Act. 

VicRoads provided comments on 14 June 2019 and advised that it had no objection to 
the application, subject to the inclusion of a condition and note on any permit to issue.  
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Planning Control Application requirements 

Bicycle Facilities 
Clause 52.34 

A new use must not commence until the required bicycle facilities and associated 
signage has been provided on the land. 

A permit may be granted to vary, reduce or waive these requirements. 

Bicycle facilities are required at a rate of: 

• One employee space to each 1000 sq m of net floor area for the research and 

development centre (included in the definition of industry) (33 spaces); 

• One employee space to each 300 sq m of net floor area if the net floor area exceeds 

1000 sq m for office (0 spaces); 

• One visitor space to each 1000 sq m of net floor area if the net floor area exceeds 

1000 sq m for office (0 spaces); 

• One employee space to each 300 sq m of leasable floor area for retail (1 spaces); 

and 

• One visitor/shopper space to each 500 sq m of leasable floor space for retail (1 

spaces).  

The application provides for 251 bicycle spaces, which exceeds the requirement for 34 

spaces. As such, no permit is required under this clause. 

Integrated Public 
Transport Planning 

Clause 66.02-11 

An application must be referred in accordance with Section 55 of the Act to the Head, 

Transport for Victoria for an office development of 10,000 or more square metres of 

leasable floor area.  

Transport for Victoria provided comments on 5 August 2019 and advised that it had no 

objection to the application. 

Administration and 
Enforcement of 
This Planning 
Scheme 

(Clause 72.01-1) 

As the proposal is greater than 25,000 square metres in Gross Floor Area (GFA) the 

Minister for Planning is the Responsible Authority under the Melbourne Planning 

Scheme for determining the permit application. 
 

 

 

 


