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Boyd Park  

4. In 2007, Melbourne City Council (the council) purchased the Boyd School Site. Following consultation 

with the community, the council determined the whole of the site should be divided into three areas: 

• A community and cultural hub developed in the heritage listed school buildings; 

• A portion of the site to be sold for a residential / commercial building (i.e. the subject site); and  

• The remainder of the site to be transformed into a new park. 

5. This planning application relates to the portion of land sold for a residential / commercial building and 

therefore does not result in the loss of any permanent public open space. 

6. Excerpts from the Boyd Park Concept Plan, February 2018 are shown below with the subject site 

outlined in red. The plans confirm the subject site was designated as future development with a 

temporary park use during early stages of the Boyd Park redevelopment.

 
Figure 1 – Boyd Park Final Concept Plan  

Figure 2 – Boyd Park Stage 1 Concept Plan 

City Road Masterplan 

7. The City Road Master Plan was endorsed by the Future Melbourne Committee in June 2016. The plan 

includes a series of capital works projects and includes urban forest and water sensitive urban design 

objectives, while seeking to respond to the urban heat island affect and flooding issues in Southbank. 

It also aims to improve the safety and amenity of the street in order to encourage more people to walk, 

cycle and use public transport. 
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8. Within the vicinity of the subject site, the City Road Master Plan seeks to redevelop the Kings Way 

undercroft area by building on the Boyd site and expanding activity into the redundant spaces of the 

Kings Way undercroft. The plan for Kings Way is shown below with the subject site outlined in red.  

 
Figure 3 – City Road Masterplan Kings Way Undercroft 

 

Subject Site and Surrounds 

Site Description 

9. The site is located on the north corner of Kavanagh Street and Kings Way in Southbank. The site 

forms the south-east corner of the block containing Boyd Park and Boyd Community Hub bound by 

City Road, Kavanagh Street, Balston Street and Kings Way. The site has a north-west boundary to 

Boyd Park of 33m, a south-east boundary to Kavanagh Street of 33.4m, a north-east boundary to 

Boyd Park of 53m, a south-west boundary to Kings Way of 58.14m and an area of 1,824m. 

10. The subject site comprises two parcels of land and is formally identified as Lot 1 on PS817458V. No 

covenants or easements affect the land. 

11. The site is currently used as a temporary public basketball court with park furniture and landscaping in 

planters. The site forms part of a heritage precinct known as the City Road Industrial and Warehouse 

Precinct and is ungraded. 

12. The site was formally a part of the original Boyd School site and is subject to a land sale and 

development agreement between the council and the PDG Corporation.  
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Figure 4: Site plan/ aerial (Source: Radius) 

Site Surrounds 

13. The surrounding development includes a mixture of high rise apartment buildings with the Boyd Park 

and Community Hub directly to the north/north-east of the site. 

14. City Road Industrial and Warehouse Precinct is an area of historical, architectural/aesthetic and social 

significance to the City of Melbourne and includes built form that contributes to the heritage character 

of the area including motor Garages, factories and warehouses, workshops, local substations, 

community facilities, and remnant 19th-century cobbled laneways.  

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

• To the north-east of the site is Boyd Park which was completed at the end of 2019. The park 
includes trees and lawns, children’s play spaces, barbeque facilities and seating. 
 

• To the north-west of the site is the Boyd Community Hub which includes a three-storey brick 
building within Heritage Overlay Schedule 369 and listed on the Victorian Heritage Register. 
The building was originally the J H Boyd Girls High School constructed in 1884-1885 and is 
described as Tudor Revival design executed in Hawthorn bricks, embellished with bands of 
cream brick and render mouldings, and including castellated parapets and octagonal turrets. 

 
• To the south-east of the site is Kavanagh Street which has a dual carriageway with parking on 

both sides. Opposite the subject site is Regent House, a double storey brick and concrete 
warehouse and office building at 63-83 Kings Way. Also opposite the site is 121-125 Kavanagh 
Street which is used for a three-storey warehouse. These sites have planning approval for a 42 
storey mixed use building approved under Ministerial planning permit 2010024795. This permit 
was extended on 28 January 2021 and is due to expire if the development has not been 
completed by 19 December 2024. 

 
At 125 Kavanagh Street is a Single storey concrete electrical substation.  
 

• To the south-west of the site is the Kings Way flyover which comprises 2 x 2 lane sections of 
elevated road. The road reserve incorporates the Kings Way entrance ramp and a service lane 
known as Hannah Street.  

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

illustrated in the figure below: 
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Figure 5 – Proposal and approved buildings in the vicinity of the site 

 

Proposal 

17. It is proposed to demolish the existing structures on the site and construct a new mixed-use tower. 

Specifically, the proposal includes: 

• Demolition of the existing basketball half-court, bitumen, chain wire fences, retaining walls, and 

removal of the trees on the site.  

• A single level of basement containing bicycle parking, storage and services. 

• A 7 storey podium including: 

- Part basement which sits a maximum of 2.3m above ground level to the Kings Way and 

Kavanagh Street frontages.  

- Council facilities to the north-west facing Boyd Community Hub and Boyd Park. 

- A colonnade along the north-eastern boundary to Boyd Park which provides access to 

retail spaces and the residential lobby. 

- Two retail tenancies to the south-east facing Kavanagh Street and Boyd Park. 

- Vehicle access and loading bay to south-east from Kavanagh Street. 

- Car parking at levels 1 to 5 sleeved by apartments to the Boyd Park interfaces (north-

west and north-east). Car parking is not sleeved to the Kavanagh Street and Kings Way 

interfaces. The car parking areas have been designed to be adaptable with floor to floor 

heights that allow alternative uses and a modular and flexible green façade. 

- A total of 40 affordable dwellings. 
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- Communal gym, lounge area and pool with outdoor terraces at the podium rooftop/level 

6. 

• Tower levels containing apartments. 

• Roof level services and rooftop solar panels. 

18. The applicant has provided the following concept images of the proposal: 

 
Figure 6 – Concept image view from City Road 

 
Figure 7 – Concept image podium view from Boyd Park  
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Planning Policies and Controls 

Planning Policy Framework 

19. 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 

- Clause 11.01-1S – Settlement 

- Clause 11.03-1S – Activity Centres 

- Clause 11.03-1R – Activity centres – Metropolitan Melbourne 

• Clause 13 - Environmental Risks and Amenity 

- Clause 13.05-1S - Noise Abatement 

- Clause 13.06-1S - Air quality management 

• Clause 15 – Built environment and heritage 

- Clause 15.01-1S – Urban Design 

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

- Clause 15.01-2S – Building Design 

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

- Clause 15.01-5S – Neighbourhood Character 

- Clause 15.02-1S – Energy and Resource Efficiency 

- Clause 15.03-1S – Heritage conservation 

• Clause 17 – Economic development 

- Clause 17.01-1S – Diversified Economy 

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

- Clause 17.02-1S – Business 

• Clause 18 – Transport 

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

- Clause 18.02-1S – Sustainable Personal Transport 

- Clause 18.02-1R – Sustainable Personal Transport - Metropolitan Melbourne 

- Clause 18.02-2R – Principal Public Transport Network 

- Clause 18.02-4S – Car Parking 

• Clause 19 – Infrastructure 

- Clause 19.03-3S – Integrated water management 

- Clause 19.03-5S – Waste and resource recovery 

20. For a full outline of the relevant planning policy for the proposal see Appendix 1. 
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Local Planning Policy Framework  

21. 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.  

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

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

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

23. The following clauses are relevant 

• Clause 21.03 – Vision for Melbourne 

• Clause 21.04 – Settlement 

• Clause 21.05 – Environment and landscape values 

• Clause 21.06 – Built form and heritage 

• Clause 21.07 – Housing 

• Clause 21.08 – Economic development 

• Clause 21.09 – Transport 

• Clause 21.10 – Infrastructure 

• Clause 21.13-1 – Southbank 

• Clause 22.01 – Urban Design within the Capital City Zone 

• Clause 22.02 – Sunlight to Public Spaces 

• Clause 22.03 – Floor Area Uplift and Delivery of Public Benefits 

• Clause 22.04 – Heritage Places within the Capital City Zone 

• Clause 22.19 – Energy, water and waste efficiency 

• Clause 22.23 – Stormwater management (Water Sensitive Urban Design). 

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

Statutory Planning Controls 

25. The following clauses are relevant. 

Capital City Zone – Schedule 3 (CCZ3)  

26. Pursuant to Clause 37.04-2 regarding use of the land, any requirement in the schedule to this zone 

must be met. Pursuant to Clause 1.0 of Schedule 3 to the CCZ, a permit is not required for use of the 

land for accommodation, retail premises (other than Adult sex bookshop, Department store, Hotel, 

Supermarket, and Tavern) or place of assembly (council facilities).  

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

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

29. Pursuant to Clause 3.0 of Schedule 3 to the CCZ a permit must not be granted to construct a building 

or construct or carry out works with a floor area ratio in excess of 18:1 on land to which DDO10 

applies unless:  

• a public benefit as calculated and specified in a manner agreed to by the responsible authority 

is provided; and  
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• the permit includes a condition (or conditions) which requires the provision of a public benefit to 

be secured via an agreement made under section 173 of the Planning and Environment Act 

1987. 

30. The proposal has a FAR of 22.37:1 and includes a public benefit in the form of council facilities and 

affordable housing, as discussed further below. 

Design and Development Overlay – Schedule 10 (DDO10) 

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

unless a schedule to this overlay specifically states that a permit is not required. DDO10 does not 

exempt the building or works proposed. 

32. Pursuant to Clause 2.3 of the DDO10, buildings and works must meet the design objectives and built 

form outcomes and should meet the preferred requirements of the schedule. 

33. A permit must not be granted for buildings and works that do not meet the modified requirement for 

any relevant Design Element specified in Table 3 to the DDO10. 

Heritage Overlay - Schedule 1214 (HO1214) 

34. Pursuant to Clause 43.01-1 a permit is required to demolish or remove a building. 

35. Pursuant to Clause 43.01-1 a permit is required to construct a building and construct and carry out 

works. 

Land Subject to Inundation Overlay – Schedule 1 (LSIO1) 

36. Pursuant to Clause 44.04-2 a permit is required to construct a building and construct and carry out 

works. 

37. Pursuant to Clause 44.04-7 an application must be referred to the relevant floodplain management 

authority under Section 55 of the Act. 

Parking Overlay – Schedule 1 (PO1) 

38. Pursuant to Clause 2.0 of Schedule 1 to the PO, a permit is required to provide car parking spaces in 

excess of the car parking rates in Clause 3.0 of this schedule. 

39. The PO1 requires a maximum of 400 car spaces and the proposal provides 104 car spaces. 

Accordingly, a permit is not required under the PO1. 

40. Pursuant to Clause 3.0 of Schedule 1 to the PO, all buildings that provide on-site car parking must 

provide motorcycle parking for the use of occupants and visitors, at a minimum rate of one motorcycle 

parking space for every 100 car parking spaces. The development is required to include 1 motorcycle 

parking space and 2 spaces are proposed. 

Clause 52.06 Car Parking 

41. Pursuant to Clause 52.06, a permit is required to provide more than the maximum parking provision 

specified in a schedule to the PO. A permit is not required if a schedule to the PO specifies that a 

permit is not required under this clause. 

42. The car parking requirement specified for a use listed in Table 1 of Clause 52.06 does not apply if a 

schedule to the PO specifies the number of car parking spaces required for the use. 

43. Plans prepared in accordance with Clause 52.06-8 (requirement for a car parking plan) must meet the 

design standards of Clause 52.06-9, unless the responsible authority agrees otherwise. 

Clause 52.34 Bicycle Facilities 

44. Pursuant to Clause 52.34-2, a permit may be granted to vary, reduce or waive any requirement of 

Clause 52.34-5 (Required bicycle facilities) and Clause 52.34-6 (Design of bicycle spaces). 
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45. Table 1 of Clause 52.34-3 specifies the following relevant bicycle space rates: 

• Dwellings require 1 space for every 5 residents and 1 visitor space to each 10 dwellings. 

• Retail premises require 1 space to each 300m2 of leasable floor area for employees and 1 to 

each 500m2 of leasable floor area for visitors. 

• Place of assembly requires 1 space to each 1500m2 of net floor area and 2 spaces plus 1 to 

each 1500m2 of net floor area. 

• 1 shower for the first 5 employee bicycle spaces, plus 1 to each 10 employee bicycle spaces 

thereafter. 

• 1 change room or direct access to a communal change room to each shower. The change room 

may be a combined shower and change room. 

46. The traffic report submitted with the application confirms that the proposal generates a requirement for 

a total of 122 bicycle spaces (79 spaces for residents, 1 space for employees and 42 spaces for 

visitors). The application proposes a total of 173 spaces include 79 spaces for residents, 92 spaces for 

visitors and 2 spaces for staff. 

47. There is no statutory requirement for showers and change rooms.  

Clause 53.18 Stormwater Management in Urban Development 

48. Clause 53.18 applies to an application under a provision of a zone to construct a building and/or carry 

out works. 

49. An application to construct a building or construct or carry out works must meet all of the objectives of 

Clauses 53.18-5 (Stormwater management objectives for buildings and works) and 53.18-6 (Site 

management objectives). An application should meet all of the standards of Clauses 53.18-5 and 

53.18-6.  

Clause 58 Apartment Developments 

50. The provisions of Clause 58 apply to an application to construct or extend an apartment development. 

51. A development must meet all of the objectives and should meet all of the standards of Clause 58. 

Clause 72.04 Documents Incorporated in this Planning Scheme 

52. Relevant incorporated documents include the Southbank Heritage Inventory, February 2018 and the 

Southbank Statements of Significance, February 2018 (both introduced by Amendment C304). 

53. For a full description of the zone and overlay controls see Appendix 2. 

Plan Melbourne 

54. Plan Melbourne 2017-2050: Metropolitan Planning Strategy (DELWP, 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. 

• Direction 2.2: Deliver more housing closer to jobs and public transport. 

• Policy 2.2.1: Facilitate well-designed, high-density developments that support a vibrant public 

realm in Melbourne’s central city.  

• Direction 2.3: Increase the supply of social and affordable housing.  
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Melbourne City Council 

62. The application was referred to the council and the latest response received 4 December 2020 

following consideration of the proposal at a council meeting on 1 December 2020 confirms no 

objection subject to inclusion of conditions on any permit issued. The recommended conditions 

generally relate to: 

• Removal of projections over Boyd Park. 

• Revised waste report, wind report, landscape plans, loading management plan. 

• Legal agreements around affordable housing. 

• Easements for light and air over Boyd Park to protect the windows along the northern and 

eastern boundaries of the subject land. 

• Public tree protection. 

• Standard infrastructure requirements. 

Notification 

63. Notice of the proposal was given as demolition (excluding demolition of fences) and buildings and 

works are not exempt under the Heritage Overlay. The application was advertised in September 2020 

and 205 objections were received. 

64. It is noted that under the other applicable planning controls, 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 Act pursuant to the following provisions: 

• Clause 3.0 of 1 to the CCZ – an application to construct a building or construct or carry out 

works for a use in Section 1 of Clause 37.04-1 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. 

• Clause 2.4 of Schedule 10 to the DDO – an application to construct a building or construct or 

carry out works 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.  

• Clause 44.04-6 (LSIO) – an 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 Act. 

65. The objections generally raised the following key concerns with the proposal: 

• Loss of heritage value – specifically a high-rise 
tower would impact the Boyd Community Hub 
building 

• Development of public land 

• Loss of public open space (including basketball 
court, orchard, plant nursery, composting space, 
trees) 

• Overshadowing of public open space 

• Inadequate daylight, sunlight and overshadowing 
neighbouring windows 

• Impacts on property values 

• Increase in ‘AirBnb’ properties 

• Construction impacts 

• Impact local culture and anti-social behaviour 

• Impact on views 

• Wind impacts 

• Urban heat island effect 

• Oversupply of dwellings and retail 

• Increased traffic 

• Lack of car parking 

• Poor architectural design 

• Reflectivity of glass facade 

• Noise impacts 

• Impact on cycling and pedestrian 
safety 

• Impact on air quality 

• Poor internal amenity 

• Provision of fire escapes 

66. In relation to the matters raised in objections that have not been discussed in the below assessment 

the following is noted: 
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• Construction impacts are not a planning consideration and would be managed under the 

council’s local laws. 

• Views from private dwellings is not a planning consideration. Views from key vantage points in 

the public realm are not considered to be unreasonably affected by the proposal. 

• The use of dwellings for ‘AirBnb’ purposes is not a planning consideration. 

• Property values is not a planning consideration. 

• Local culture will not be unreasonably impacted by the proposal given it is considered to be 

consistent with heritage and neighbourhood character. 

• Fire access and design is a consideration under building regulations. 

Assessment 

Key Policy Issues  

Planning Policies  

67. The state planning policies encourage appropriate land use and development which enhances the 

built environment, supports economic growth, meets the community expectations on retail and 

commercial provision, delivers diversity in housing supply to meet existing and future needs, and 

integrates transport and infrastructure planning. 

68. The proposal responds positively to key policy directions by providing appropriate land use and 

development which enhances the built environment; encourages urban development in identified 

growth areas; supports economic growth; delivers well-located, affordable and diverse housing 

opportunities to meet identified future needs; and integrates land use, transport and infrastructure 

planning. 

69. The proposal will:  

• Increase the supply of housing in existing urban areas and locate new housing in an area that 

that offers excellent access to services and transport.  

• Provide a diversity of housing typologies to meet increasingly diverse needs.  

• Provide a pleasant pedestrian experience and provide surveillance and safety for pedestrians. 

70. The Local Planning Policy Framework [LPPF] of the Melbourne Planning Scheme outlines the specific 

vision, goals, objectives, strategies and implementation plans for the municipality, including seven 

themes relating to settlement; environment and landscape values; building environment and heritage; 

housing; economic development; transport; and infrastructure. The subject site is located within the 

Southbank urban renewal area as identified at Clause 21.13-1 of the Scheme. 

71. Local planning policy encourages high quality urban design and public realm outcomes and seeks to 

ensure that development achieves environmental sustainability objectives. 

72. Clause 21.02 (Municipal Profile) 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. 

73. Clause 21.03 (Vision) recognises that the City of Melbourne has an important role in providing housing 

to accommodate the expected significant population growth and that the city makes an important 

contribution to the economic prosperity of the state through the provision of its local, corporate and 

global businesses, its strong retail and sporting and tourism industry. 

74. Clause 21.07-1 (Residential development) encourages a diversity of housing including well designed 

affordable housing.  
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75. Clause 21.06 (Built Environment and Heritage) includes objectives and strategies to ensure that 

development is coordinated with and adds positively to Melbourne’s public realm. Development is to 

contribute to making the public realm safe and engaging for users with open spaces to support a 

range of uses including physical movement, communal exercising, social interaction, quiet enjoyment 

and connections to the natural environment. The proposal responds to Clause 21.06 in that it’s 

compatible with the scale, character and amenity of Boyd Park, will not result in adverse wind effects 

and, due to is southern location, will not impact solar access to this public open space. 

76. The development responds to Clause 21.13-1 (Southbank) through: 

• Providing a diverse mix of uses with council facilities, retail and dwellings including affordable 

dwellings. 

• Providing a design which acknowledges human scale and activation whilst managing flooding 

and road infrastructure constraints at lower levels to provide a suitable streetscape response. 

• Making a contribution to Melbourne’s skyline through a well-articulated and designed building 

located in the preferred area for tower development north of City Link and west of Moore Street. 

• Improving the public environment by integrating with Boyd Park and adjoining streets with an 

open colonnade and outdoor visitor bicycle facilities. 

77. The proposal is considered to respond appropriately to relevant local planning policies as follows: 

• In respect of Clause 22.01 (Urban Design within the Capital City Zone), the building massing, 

internal layout and land uses will contribute to variation across the skyline with a high quality 

integrated finish, well suited to its surrounding built form context which includes open space and 

other high rise towers. The additional built form would not result in unreasonable wind impacts 

or impacts on views and vistas. 

• The proposal does not overshadow Boyd Park given it is located to the south of this space and 

will not unreasonably impact other key identified public spaces (Clause 22.02). 

• With regard to Clause 22.04 (Heritage Places within the Capital City Zone), the proposal is 

respectful of the heritage precinct, adopting an interpretive design approach to façade detailing 

and materials. The development will not obscure views of, or visually dominate nearby heritage 

buildings the most notable being Boyd Community Hub (heritage place known as J H Boyd Girls 

High School). 

• The proposal includes an Environmentally Sustainable Design Assessment and has the 

potential to achieve a 5-star Green Star rating. This matter is discussed later in the report 

(Clause 22.19). 

• The proposal provides a water sensitive urban design response including MUSIC modelling to 

comply with Clause 22.23 (Stormwater Management (Water Sensitive Urban Design)). 

Land Use and Built Form Issues 

Zoning and Overlays 

78. The zoning and overlay provisions have been considered in the application. In particular, a permit is 

required to demolish the existing buildings and works, construct a building or construct or carry out 

works under the CCZ3 and the HO. A permit is required to construct a building or construct or carry 

out works under DDO10 and the LSIO. 

79. A permit is not required for the proposed uses including place of assembly (council facilities), 

accommodation, and retail premises (other than Adult sex product shop, Department store, Hotel, 

Supermarket and Tavern) as the uses are permitted as of right (Section 1 use) at Clause 3.0 of the 

CCZ1.  

80. The purpose of the zone has been considered and it is noted that the proposal is generally consistent 

with the mixed use activity in Southbank. The development responds appropriately to the broad 
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strategic intent for economic development and employment as outlined in the PPF and (LPPF, 

including the MSS and the purpose and decision guidelines of the zoning and overlay control. 

81. The key issues in this application relate to floor area uplift (council facilities and affordable housing), 

built form, massing, detailed design, ground level activation, podium car parking, and public realm 

treatments. These matters are discussed further below. 

Heritage 

82. The site is located within HO1214 – City Road Industrial and Warehouse Precinct which is an interim 

heritage control due to expire on 22 July 2021. The Melbourne Planning Scheme Incorporated 

Document (Amendment C304) – Southbank – Statements of Significance, February 2018 outlines the 

industrial and warehouse character of the area.  

83. Given the site is vacant (aside from temporary planting and open space facilities) and does not contain 

historic industrial and or warehouse building fabric, the interim heritage control is of little relevance to 

the subject site in particular. 

84. The key heritage impact to consider is in relation to the wider precinct and the Boyd Community Hub 

which is a three-storey brick building located on the adjoining site to the north and listed on the 

Victorian Heritage Register (VHR1036, within HO369). 

85. The proposed design is considered to provide an appropriate response to the Boyd Community Hub 

and wider heritage precinct in accordance with Clause 22.04 – Heritage Places within the Capital City 

as follows: 

• The proposal, in particular the podium height and design, respects the scale, proportions and 

character of the Boyd Community Hub. 

• The podium materials consisting of brick and metal are reflective of and sympathetic to the Boyd 

Community Hub. The proposal will pick up on the architectural language of the Boyd Community 

Hub.  

• The height of the podium references the Boyd Community Hub building and provides a 

transition to taller existing and proposed buildings around the subject site. The tower is 

adequately setback from the podium and the Boyd Community Hub building to provide visual 

separation. 

• The proposal’s use of brick and metal in the podium responds positively to the industrial and 

warehouse character of the wider heritage precinct. 

86. It is considered the proposal will not unreasonably impact significant views, particularly to Boyd 

Community Hub. From City Road the proposal sits behind Boyd Community Hub and from Moray 

Street views to the site are obstructed by the Kings Way overpass. Views are generally not obtained 

from the south given the location of the Westgate Freeway and development sites. The DELWP 3D 

Visualisation unit has prepared perspective diagrams demonstrating views of the proposal from City 

Road, Moray Street, and Kings Way as shown below. 
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Figure 8 – View from City Road 

 
Figure 9 – View from Moray Street  

 
Figure 10 – Aerial view from Kings Way (north-west of site) 
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Land Subject to Inundation Overlay 

87. The LSIO seeks to ensure that development maintains the free passage and temporary storage of 

floodwaters, minimises flood damage, is compatible with the flood hazard and local drainage 

conditions and will not cause any significant rise in flood level or flow velocity. The proposal was 

referred to Melbourne Water who advised that the property is subject to flooding from Melbourne 

Water’s Hanna Street Main Drain and from sea level rise. Melbourne Water's Planning for Sea Level 

Rise Guidelines require that large scale multistorey developments in urban infill areas take a long-term 

planning approach to 2100 given the difficulty in upgrading them to future flood protection standards.  

88. The proposal is considered acceptable subject to the permit conditions required by Melbourne Water 

which will mitigate flood impacts associated with the development. These conditions include a 

requirement for finished floor levels of Retail 02 to be increased from 1m AHD and the entry points to 

the basement to be no lower than 3m to AHD. Melbourne Water has confirmed that glazing (even if 

fixed) located below 3m to AHD does not comply with their requirements. 

89. These conditions will reduce the extent of glazing to Kings Way and will require Retail 02 to be 

significantly elevated above footpath level of Kavanagh Street. This will impact the activation and 

connection to these street interfaces. As such, it is recommended that a condition be included on any 

permit issued requiring a suitably designed and activated Kings Way and Kavanagh Street interface 

whilst incorporating the requirements of Melbourne Water.  

Height and Form 

90. The provisions contained within Clause 22.01 (Urban Design within the Capital City Zone) and DDO10 

set performance benchmarks for good design outcomes as discussed below. 

Street Wall 

91. The proposal has a street wall height of 23m which generally responds to the preferred street wall 

height of up to 20m under DDO10 and is within the allowable height variation of up to 40m.  

92. The proposed street wall meets the DDO10 built form outcomes and policy at Clause 22.01 and is 

considered acceptable. The street wall will provide a human scale responding to the heights of Boyd 

Community Hub and the street wall of approximately 26m to the approved development at 127 

Kavanagh Street (planning permit 2010024795) as shown below. 

 

 
Figure 11 – Street wall height transition 
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Street Setbacks  

93. The tower levels are setback 5.2-7.9m from Kavanagh Street and 5m from Kings Way which complies 

with the modified requirement for 5m setbacks. The proposed tower setbacks are considered 

acceptable as they will maintain the street scale, distinguish between the tower and podium portions of 

the building, and ensure the building does not dominate the street. This responds to the built form 

outcomes of DDO10 and policy at Clause 22.01. 

Side and Rear Setbacks 

94. The tower levels are setback 8.5m from Boyd Park which complies with the preferred 8.32m (i.e. 6% of 

the total 138.75m building height) setback under DDO10. The tower is setback 5.3-6.3m from the 

north-west boundary which complies with the 5m minimum modified requirement under DDO10 and 

meets the tower floorplate requirement as discussed below. 

95. The proposed side and rear setbacks are considered acceptable as the tower will optimise breathing 

space around the Boyd Park interface and will not unreasonably impact sunlight, daylight, privacy and 

outlook of neighbouring apartments given the site is separated from surrounding buildings by Boyd 

Park and adjoining streets. This responds to the built form outcomes and building envelope 

requirements of Clause 22.10. 

96. The tower setbacks also ensure that the development does not visually dominate the heritage precinct 

given the generous separation from surrounding buildings. 

Tower Floorplate 

97. Based on the size of the site and the height of the proposal with 5m minimum required setbacks to 

King Street and Kavanagh Street and 8.32m minimum setbacks (i.e. 6% of the total 138.75m building 

height) to the north-east and north-west, the allowable tower floorplate area is 834.3m2. It is proposed 

to adopt an adjusted floorplate which meets the same maximum allowable area and includes reduced 

(to no less than 5m) setbacks to the north-west and increased setbacks to the north-east (Boyd Park) 

and south-east (Kavanagh Street). 

98.  The proposal complies with the tower floorplate requirements of DDO10 as shown in Figure 6. 

 
Figure 12 – DDO10 Floorplate (left) and Adjusted Floorplate (right) 
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99. The adjusted floorplate is considered acceptable as is provides greater setbacks to the most sensitive 

site interface being Boyd Park. The adjusted floorplate also provides recesses and variation in the 

tower footprint to provide articulation and minimise visual bulk. Overall, the proposed tower floorplate 

and setbacks have been designed to minimise visual bulk and impacts on views, sunlight and daylight 

from the public realm, and are considered acceptable. This responds to the requirements of Clause 

22.01-1 to ensure the building envelope responds to the site’s context. 

Design Detail 

Boyd Park Interface 

100. The proposed council facilities include entries to the north-east and north-west facades under the 

colonnade which will provide activation and pedestrian flow to/from these spaces. The council has 

confirmed that the facilities are going to be vested in the Melbourne City Council, who also owns Boyd 

Park. As such, no easement to ensure connection and/or carriageway is required.  

101. The building connects with Boyd Park to the north-east with residential lobby and retail access via 

stairs from the park. The upper levels of the podium include windows, balconies and winter gardens 

facing Boyd Park. Some openings are located on or close to the title boundary with Boyd Park. The 

site does not have light and air rights over Boyd Park. This arrangement is supported by the council in 

this unique circumstance because Melbourne City Council owns both sites. The council has 

recommended a condition for the creation of light and air easements to protect the windows along the 

northern and eastern boundaries of the subject land. This will be included on any permit issued. 

102. The connection and activation of the proposal along Boyd Park interfaces is consistent with the 

council’s master planning for the Boyd School Site which envisioned public access between the Boyd 

Park and the Council Facilities within the proposed building and for the building to be activated along 

the interface with Boyd Park. 

103. The podium has projections of approximately 700mm from the building façade and 600mm over the 

title boundary of Boyd Park. These projections are architectural features and are not trafficable or 

habitable. Given Boyd Park is on its own title and is not a public street, the projections would require a 

change in the title boundary. As such, a permit condition should require the projections be deleted. 

Clause 22.01 

104. Clause 22.01 specifies design detail for building facades and the proposal responds to this as follows: 

• The subject site does not adjoin other towers or development sites and, as such, the orientation 

toward Boyd Park with colonnade and active retail and council tenancies will ensure the new 

facades respect the positive attributes of the rhythm and scale of the existing public realm.  

• The proposed colonnade and high quality materials including red and brown brick finishes at the 

podium will reinforce a pedestrian scale, provide texture and, engage the eye of the pedestrian.  

• Flooding impacts require no openings below 3m to AHD and finished floor levels to be 3m to 

AHD, 2.05-2.3m above the footpath level. This reduces opportunity for pedestrian engagement 

particularly along Kings Way and Kavanagh Street. This is generally acceptable given King Way 

in particular is not inclined to a high level of pedestrian movement as shown in Figure 7 below. 

As noted above, a condition will require further refinement of interfaces affected by flooding 

requirements. 
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Figure 13 – Kings Way Interface (subject site outlined) 

 

 
Figure 14 – Section of proposed Kings Way interface 

• The building is an island site that does not and will not foreseeably adjoin similar development. 

Given the site and building is exposed on all sides it will inevitably include less active interfaces. 

The design prioritises activity to Boyd Park and the Boyd Community Hub whilst ensuring high 

quality finishes to all interfaces by using a mix of materials and fenestration. 

• No blank walls are proposed, with all facades to include windows and balconies. Car parking 

has been oriented to Kings Way being the most hostile interface due to the extensive road 

infrastructure. A lesser degree of engagement is provided to Kings Way at the podium with car 

parking areas screened via vertical cladding and planters that create a vertical green wall. 

The car parking levels have been designed to enable adaptable reuse to office with 3.3m floor 

to floor heights. 
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Figure 15 – Adaptability of car parking levels 

• The visible service areas are predominantly to Kings Way and Kavanagh Street. Booster 

cabinets have been integrated essentially as a plinth structure beneath the retail windows which 

are required to be elevated for flood reasons. 

Vehicle doors to Kavanagh Street will be finished in the same metal finish as the surrounding 

façade.  

The grey metal doors to services on Kings Way will also assimilate with the grey render of the 

ground level façade. 

• Signage is not proposed but the plans show indicative locations where signage can be 

integrated with the building façade at lower levels of the building. Relevant signage would be 

subject to further planning approval and assessment should it be proposed in future. 

• The Kings Way elevation may attract graffiti given it is a less active interface subject to less 

passive surveillance. As such a condition of permit will require treatment with graffiti proofing 

measures.  

Amendment C308 

105. The draft DDO1 under proposed Amendment C308 also sets out requirements for building design. The 

proposal is consistent with the key aspects of the draft DDO1 as follows:  

• The proposal will improve pedestrian connections by introducing a covered pedestrian walkway 

adjacent to Boyd Park. 

• The development is aligned to Kavanagh Street and Kings Way at ground level.  

• The vehicle access and loading bay are not located on a traffic conflict frontage and minimise 

impacts on pedestrian activity. 

• The colonnade will be safe, attractive and accessible with vertical proportions and incorporating 

passive surveillance. Conditions are recommended to require a lighting plan to ensure the 

space is well lit and visible. 

• The development has a building mass and a street wall height that responds to the heritage 

character of the area and the nearby Boyd Community Hub heritage building. 

• The development positions active uses to the street and park and includes 6 pedestrian entries 

at ground level. 

• Floor to ceiling heights of the ground floor lobbies and council facilities are 4m.  
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• Building services are focussed toward the Kings Way interface to ensure optimal activation to 

the more sensitive Boyd Park interfaces. Loading and waste is located away from the key public 

spaces. 

• The development includes a mixture of tactile materials and avoids large expanses of glazing 

which adds depth and articulation to the façade.  

106. The proposal does not meet a mandatory requirement of the draft DDO1 requiring that car parking: 

• Must be located on the first floor or above. 

• Must be sleeved to streets. 

• Should have a floor to ceiling height of at least 3.2 metres. 

The development includes car parking from levels 1-5 within the podium along part of the Kings Way 

frontage and part of the Kavanagh Street frontage. 

107. While unsleeved car parking within podiums is not usually supported, the proposed design and layout 

of car parking is considered acceptable in this instance for the following reasons: 

• The area surrounding the subject site is dominated by road infrastructure adjacent to the 

Princes Freeway on-ramp and the Kings Way overpass which is less likely to experience high 

pedestrian traffic. 

• The site is in a unique situation interfacing with public open space on two sides, with largely 

inactive streets (Kings Way and the end of Kavanagh Street) to the other two sides. The 

building does not adjoin any other similar development (or future development sites) and would 

be exposed on all sides. The servicing need of any development of this site will result in some 

less active interfaces. 

• Should sleeving be introduced, the car parking and vehicle circulation will not be viable. The 

applicant has advised that should the proposal be redesigned to sleeve car parking to streets 

and comply with the draft DDO1, car parking would be oriented to Boyd Park and apartments 

would be oriented to Kings Way and Kavanagh Street.  

The car parking facing Kings Way and apartments facing Boyd Park as in the current proposal 

is the preferred outcome. It is unlikely that a similar development scenario would occur 

elsewhere in Southbank, so this would be a highly unusual site context.  

• The car parking levels are designed with flat floors and floor to floor heights of 3.3m to enable 

future adaptation to other land uses. 

• The façade to the car parking levels will include planter boxes and trellis which will articulate this 

interface.  

• The flooding conditions of the site and surrounds as stipulated by Melbourne Water mean 

basement car parking is not viable. 

• The Kavanagh Street façade retains active uses at ground floor with retail premises. 

108. The council also supports the car parking design and, on balance, the podium car parking is 

considered acceptable. 

Internal Amenity and Layout 

Better Apartment Design Standards 

109. The proposal complies with the objectives and standards of Clause 58 including the communal open 

space, building setback, noise impacts, storage, window and natural ventilation standards. 

110. The proposal does not achieve strict compliance with Standard D17 (Accessibility), Standard D19 

(Private Open Space), and Standard D24 (Functional Layout). However, the proposal is considered to 

meet the associated objectives. 
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of 18:1) 

2. Proposed 

Development Gross 

Floor Area 

Floor Area calculated in 

accordance with 

Schedule 1, 2 or 3 of 

the Capital City zone, 

as applicable. 

37,364m2 

 

3. Floor Area Uplift 

(FAU) sought in 

square metres 

Proposed Gross Floor 

Area (from Step 2) 

minus Base Gross Floor 

Area (from Step 1) 

37,364 - 33,012 = 4,352m² 

4. Base data for 

valuing FAU 

GRV/m² associated with 

applicable Use of FAU 

in applicable Precinct 

as derived from Table 1 

and Fig.1 

Residential use located in the Southbank Precinct = $6,500 

5. Value of each 

square metre of 

FAU 

10% of applicable 

GRV/m² (from Step 4) 

The FAU value is:  

$6,500/m² x 10% = $650/m² 

6. Total value of FAU FAU sought (from Step 

3) x value of each 

square metre of FAU 

(from Step 5) 

4,352m² x $650/m² = $2,828,800 

7. Value of Public 

Benefit to be 

provided 

Equal to (or greater 

than) the total value of 

FAU (from Step 6) 

At least $2,828,800 

8. Agreed Public 

Benefit to be 

provided 

Total value of each 

component as specified 

in Table 2. 

There may be a mix of 

Benefits from different 

categories and a 

combination of 

component from each 

category (e.g. land and 

works). 

Administrative and 

holding costs may also 

be agreed 

• 40 affordable housing units: 

2,808m² x $6,500 = $18,252,000 

• Council facilities (strategically justified use):  

920m² x $5,000 = $4,600,000 

Value of Public Benefit Proposed: 

$22,852,000 

122. The proposed public benefit is significantly more than the Floor Area Uplift sought and as such it is 

considered acceptable. The permit will include a condition requiring a section 173 agreement to 

secure the council facilities use for at least 10 years as per DELWP’s guidelines and to secure the 

affordable housing.  

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

Wind 

123. Clause 22.01 and DDO10 are relevant to the proposal and include policies relating to wind.  
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124. The proposal meets the policy at Clause 22.01 which seeks to ensure wind and weather protection 

with towers appropriately set back from all street frontages above the street wall or podium to assist in 

deflecting wind downdrafts from penetrating to street level. 

125. DDO10 states that: 

A permit must not be granted for buildings and works with a total building height in excess of 40 

metres that would cause unsafe wind conditions in publicly accessible areas within a distance 

equal to half the longest width of the building above 40 metres in height measured from all 

façades, or half the total height of the building, whichever is greater as shown in Figure 1. 

A permit should not be granted for buildings and works with a total building height in excess of 

40 metres that do not achieve comfortable wind conditions in publicly accessible areas within a 

distance equal to half the longest width of the building above 40 metres in height measured 

from all facades, or half the total height of the building, whichever is greater as shown in Figure 

1. 

126. A Wind Report prepared by Windtech Consultants, dated 18 August 2020, confirms that wind 

conditions for the majority of trafficable outdoor locations within and around the development will be 

suitable for their intended uses. However, some areas will experience strong winds which will exceed 

the relevant DDO10 criteria for comfort and/or safety. These locations include: 

• The north corner of the building. This is recommended to be addressed with wind treatment 

measures. 

• The east corner of the building. This is recommended to be addressed with wind treatment 

measures. 

• The west corner of the building. Whilst not compliant with the comfort criteria, wind conditions 

for this location will be improved compared with existing conditions. 

• Kings Way footpath and road. Whilst not compliant with the comfort criteria, wind conditions for 

this location will be improved compared with existing conditions. 

• Two locations within Boyd Park to the east. This is recommended to be addressed with wind 

treatment measures. 

• The open space area south of Boyd Community Hub building. Whilst not compliant with the 

comfort criteria, wind conditions for this location will be improved compared with existing 

conditions. 

127. The treatments suggested to address this in the wind report include:  

• The inclusion of a full-height permeable screen (maximum porosity of 30%) at the eastern 

corner of the development.  

• The modification of the north-west building façade at ground level to include a 150mm 

separation between the glass façade and columns.  

• The chamfering of the north-eastern and south-eastern building corners.  
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Figure 16 – Wind Report Suggested Treatments – Ground Level Plan 

128. The architectural plans show these treatments. The wind report confirms that the recommended 

treatment measures are anticipated to improve wind conditions in the areas exposed to strong winds 

and, if required, the effectiveness and extent of the proposed treatments can be confirmed by 

additional wind tunnel testing following issue of planning permit (if issued). This further testing will be 

required as a condition of any permit issued. 

Overshadowing 

129. The council has advised that when the whole of the Boyd site was master planned, the subject site as 

a development parcel was strategically located south of Boyd Park so that any new building would not 

unreasonably overshadow Boyd Park. Boyd Park is recognised as an important and significant open 

space which provides recreation opportunities for residents, visitors and workers in the area.  

130. DDO10 states that a permit must not be granted for buildings and works which would cast any 

additional shadow across the following spaces (as relevant) during the hours and date(s) specified, 

unless the overshadowing will not unreasonably prejudice the amenity of the space: 

• Boyd Park between 12.00pm and 2.00pm, 22 April and 22 September 

 

• Any public space, public parks and gardens, public squares, open spaces associated with a 

place of worship and privately owned public spaces accessible to the public between 11am and 

2pm on 22 September. 

131. This policy is reflected in Clause 22.02.  

132. Boyd Park is located to the north of the subject site and therefore will not be overshadowed by the 

proposed development at the key times specified in the DDO10. This is shown in the following shadow 
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studies undertaken by the DELWP 3D Visualisation unit for 22 April, 22 September and 22 June for 

the proposed development on the site. 

 
Figure 17 – 22 April Overshadowing 

 

 
Figure 18 – 22 June Overshadowing 
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Figure 19 – 22 September Overshadowing 

133. The proposal is not expected to cause unreasonable shadow impacts to public footpaths and streets 

surrounding the site.  

Weather Protection 

134. Clause 22.01-7 (Wind and Weather Protection) specifies that weather protection in the form of 

canopies should be compatible with nearby buildings and the streetscape should be partly or fully 

transparent to allow light penetration to the footpath and views back up the building facade, and 

should be designed to avoid an adverse impact on street trees, allowing for future growth.  

135. The plans show a canopy to Kavanagh Street which extends one metre beyond the building facade. 

The canopy provides weather protection to the retail tenancy rather than the entire façade which is 

considered acceptable given the site is isolated from other buildings and not part of a consistent street 

edge.  

Parking, Loading, Bicycle Storage & Other Services 

136. The proposal involves creating a new 7m wide crossover to Kavanagh Street near the corner of Kings 

Way. This will be the sole vehicle access and will connect to the loading and waste area as well as the 

vehicle ramp up to podium car parking.  

137. The car parking includes a total of 104 car spaces within the seven podium parking levels. All car 

parking will be allocated to residents.  

Car Parking 

138. As the proposed 104 car parking spaces will not exceed the maximum car parking rate of 400 spaces, 

a permit is not required under the Parking Overlay. The council has advised it is supportive of the car 

parking provision. 

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

Clause 52.06-8. The council has not raised concerns with the carpark layout and internal vehicle 

movement.  
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Bicycle Facilities 

140. Clause 52.34 Bicycle Facilities provides the statutory requirements for onsite bicycle parking and 

facilities. The application generates a statutory bicycle parking requirement of 122 bicycle spaces and 

provides 173 bicycle spaces. The proposal therefore meets the requirements of this provision. 

141. Bicycle parking will be provided in the basement with access provided via a stair with ramp for the 

bikes from the ground floor or the internal podium level lifts. The basement bicycle parking area caters 

for 158 bikes, including 25 horizontal bike rails (parking for 50 bikes) and 108 vertical bike racks. 

There is also parking for 15 horizontal bike spaces on the ground floor, along the north-east side of the 

building. 

Loading and Waste 

142. A loading bay with two separate waste compactors is proposed at ground floor level with access from 

Kavanagh Street. The loading and waste collection area is designed to enable compactor collection 

vehicles up to size of the 9.8m long to reverse into the site.  

143. The council has advised that the geometric constraints of the site do not enable turnaround provisions 

for the proposed loading and waste collection vehicles. Council’s traffic engineers are supportive of the 

reverse access arrangement subject to loading management matters and a desktop Road Safety Audit 

being provided and approved by the council. This can be addressed by condition of permit. 

Traffic 

144. The Transport Impact Assessment prepared by One Mile Grid and dated 15 July 2020 confirms that 

the unsignalised intersection between Balston Street and Kavanagh Street will have the capacity to 

accommodate the level of traffic generated by the proposed development, as well as the other recently 

approved developments in the vicinity of the site. Beyond Balston Street, the traffic movements from 

the site and surrounding development will then be further distributed to nearby signalised intersections 

and the surrounding road network.  

145. The development is not expected to have a noticeable impact on the surrounding road network and 

the traffic impacts associated with the proposal are considered acceptable.  

Environmental 

Environmentally Sustainable Design (ESD) 

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

Kotzman, dated 15 July 2020, in response to Clause 22.19 of the Melbourne Planning Scheme. The 

report states that the building is targeting a 6 star rating under the Green Star – Design and As-Built 

tool to achieve world leadership in sustainable design. As such, the submitted Environmentally 

Sustainable Design Statement is considered acceptable. 

147. A mixture of sustainability initiatives are proposed to achieve a sustainable development include: 

• Green Star Accredited Professional to be employed as part of design team 

• Commitment to perform building tuning over the first twelve months of building operation 

• Building users guide prepared by design team to educate users on the sustainable features of 

the building 

• Energy, water and indoor environment quality metering and monitoring systems provided 

• Operational waste management plan prepared and implemented 

• 50% increase in fresh air provided to mechanically ventilated spaces or CO2 level control to 

maintain <800ppm in non-SOU areas 

• Partitions between spaces constructed to achieve specific weighted sound reductions 

• Daylight factor >2% achieved for 40% of primary spaces 
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• 60% of primary spaces within 8m of external windows 

• High efficiency air conditioning systems, lighting and appliances provided 

• Electrical power to be minimum 50% GreenPower 

• Solar PV system provided, 55kW minimum 

• Water efficiency for fixtures, fittings and equipment 

• Rainwater from non-trafficable roof areas to be collected in a 20kL (minimum) tank and used for 

toilet flushing 

• Rainwater from trafficable roof areas to be collected in a 10kL (minimum) tank and used for 

irrigation and bin washdown 

• Landscaping to select drought tolerant planting within minimal irrigation requirements.  

• Irrigation to be drip or sub-soil-based with soil moisture sensors  

• recycled and/or responsibly sourced materials 

• Improvement in ecological value by providing minimum 490sqm of native vegetation 

landscaping 

• Green Switch to be provided to apartments to shut off lighting and air conditioning when space 

unoccupied 

148. The council has advised that permit conditions for implementation of the recommendations of the 

Sustainability Management Plan are recommended to ensure that the building meets the ESD targets 

and a permit condition requiring a Landscape Maintenance Plan will assist in ensuring landscaping will 

be successful. 

149. Subject to conditions, the proposed development meets the relevant requirements of Clause 22.19. 

Water Sensitive Urban Design (WSUD)  

150. 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). Clause 53.18 (Stormwater 

Management in Urban Development) includes objectives and standards in relation to stormwater 

management, management of stormwater during construction, and cooling and local habitat 

improvements. 

151. Water Sensitive Urban Design (WSUD) has been considered as a component of the SMP and 

confirms that the development has been modelled in the MUSIC software to demonstrate that it would 

successfully meet the performance objectives for pollutant reduction from site runoff.  

152. A site management plan is committed to within the SMP and will include measures required to prevent 

litter, sediments and pollution entering stormwater systems during construction.  

153. Whilst the WSUD treatment does not directly contribute to cooling, there is extensive landscaping and 

greenery throughout the project which will help to mitigate the urban heat island effect and will provide 

cooler breakout spaces for occupants of the building. The landscaping will include native species 

which will further contribute to providing a habitat for local species of birds and insects. 

154. The council has raised no concerns with the WSUD response subject to conditions. The WSUD 

response is considered acceptable. 

Landscape 

155. The proposal includes planters across the façade and landscaping around the ground floor and 

podium terrace. This will provide visual amenity to users from the inside and outside as well as air 

filtering, noise filtering, small habitat and reduction in urban heat production.  



 

 
 

 

 

132-136 Kavanagh Street, Southbank 

Planning Permit Application No. PA1900715 

33 
OFFICIAL OFFICIAL 

156. The plans show indicative landscaping outside the title boundary to acknowledge that there will be a 

landscape transition between the new building and Boyd Park. This is considered acceptable and it is 

noted that these indicative landscape works do not form part of this application and will be subject to a 

separate approvals process though the council.  

157. The council supports the proposed landscaping from both environmental and design perspectives 

noting the landscape concept is well resolved and shows green infrastructure and landscaping 

elements at various levels through the building which contribute to a green amenity and the 

presentation of the building.  

158. As recommended by the council, conditions will require a detailed Landscape Plan, Landscape 

Maintenance Plan and Irrigation Performance Specification be required, submitted and approved prior 

to commencement of development. 

159. A condition will also require that landscaping be carried out before the occupation of the development, 

and then be maintained to the satisfaction of the Responsible Authority, including that any dead, 

diseased or damaged plants are to be replaced for the lift of the building. This will ensure the viability 

and ongoing maintenance of landscaping which is important to the building design. 

160. Overall, subject to conditions, the landscaping is considered acceptable. 

Environmental Audit  

161. Given the possible previous land uses, the site requires a comprehensive environmental assessment 

to determine if it is suitable for the intended uses. This will be added as a condition of permit.  
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Clause 21.05 
(Environment and 
landscape values) 

Clause 21.05 (Environment and Landscape Values) includes a number of objectives and 
strategies to protect and enhance biodiversity and to enhance the environmental values of 
open spaces. 

Clause 21.06 (Built 
Environment and 
Heritage) 

Clause 21.06 (Built Environment and Heritage) identifies Melbourne’s character which is 
defined by its “distinctive urban structure, historic street pattern, boulevards and parks, 
heritage precincts, and individually significant heritage buildings”. This Clause identifies the 
need within the Hoddle Grid 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 21.07 

(Housing) 

 

Clause 21.07 (Housing) recognises the growth of the municipality’s residential population, 
which is forecast to reach 177,000 people by 2030 (ID Consulting 2011, Population 
Forecasts). Most of this increased population is planned to be accommodated in the City’s 
areas of urban renewal, planned urban renewal and the Hoddle Grid. Residential growth must 
be managed to ensure a good quality of life and amenity for existing and future residents. 

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 21.13-1 

(Southbank) 

Clause 21.13 (Urban Renewal Areas) seeks to provide more specific policy outcomes for each 
local area within the City of Melbourne. The subject site is included within the Southbank 
urban renewal area where the applicable policy seeks to: 

▪ Support medium scale residential development in the Residential Zones of Southbank 
Village.  

▪ Support a mix of uses, including residential development, with ground floor retail and 
small-scale business uses 

▪ Connect and integrate Southbank with the Central City and the Yarra River.  

▪ Position Southbank as the natural extension of the city establishing the Yarra River at the 
City’s centre, not its edge. Provide easy and attractive access to and across the river from 
the central and southern parts of Southbank.  

▪ Maintain low rise development on the northern and southern sides of the Yarra River and 
Arts Precinct to maintain the low scale river edge to protect key views to the Arts Centre 
Spire and prevent overshadowing of the south bank of the River.  

▪ Encourage high rise tower development to the north of City Link and west of Moore 
Street. Encourage medium scale development in the Arts Precinct and the areas to the 
east of Moore Street and to the south of City Link.  

▪ Encourage medium scale development in the Southbank Village.  

▪ Support the physical integration and connection of the Victorian College of the Arts to the 
surrounding area to enhance its connection with other uses in the precinct.  

▪ Ensure that buildings along St Kilda Road and in Sturt Street maintain the visual 
dominance of the Arts Centre Spire.  

▪ Ensure that development maintains views to the Shrine of Remembrance as an important 
landmark.  

▪ Ensure that the scale and design of buildings south of Coventry Street preserve the 
setting and significance of the Shrine of Remembrance as a historic and cultural landmark 
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Capital City Zone – Schedule 1  

(CCZ1)  

(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. 

 A permit is required for demolition of buildings. 

 A permit is required to construct buildings and carry out works. 

 A permit must not be granted (or amended) to construct a building or 

construct or carry out works with a floor area ratio in excess of 18:1 on 

land to which schedule 10 to the Design and Development Overlay 

applies unless: 

• a public benefit as calculated and specified in a manner agreed to by 

the responsible authority is provided; and  

• the permit includes a condition (or conditions) which requires the 

provision of a public benefit to be secured via an agreement made 

under section 173 of the Planning and Environment Act 1987. 

Heritage Overlay (HO) 

(Clause 43.01) 

Purpose of the Overlay:  

• To implement the Municipal Planning Strategy and the Planning 

Policy Framework.  

• To conserve and enhance heritage places of natural or cultural 

significance.  

• To conserve and enhance those elements which contribute to the 

significance of heritage places.  

• To ensure that development does not adversely affect the 

significance of heritage places.  

• To conserve specified heritage places by allowing a use that would 

otherwise be prohibited if this will demonstrably assist with the 

conservation of the significance of the heritage place. 

A permit is required to demolish or remove a building.  

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

works, 

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. 
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DDO Schedule 10 (Built Form 

Controls)  

 

Design objectives of the schedule: 

• To provide parameters to guide appropriate built form outcomes for 

the Fishermans Bend Urban Renewal Area. 

• To ensure development achieves a high quality of pedestrian amenity 

in the public realm in relation to human scale and microclimate 

conditions such as acceptable levels of sunlight access and wind. 

• To ensure that development respects and responds to the built form 

outcomes sought for the Central City. 

• To encourage a level of development that maintains and contributes to 

the valued public realm attributes of the Central City. 

• To ensure that new buildings provide equitable development rights for 

adjoining sites and allow reasonable access to privacy, sunlight, 

daylight and outlook for habitable rooms. 

• To provide a high level of internal amenity for building occupants. 

• To ensure the design of public spaces and buildings is of a high 

quality. 

• To encourage intensive developments in the Central City to adopt a 

podium and tower format. 

 

Land Subject to Inundation Overlay 

(LSIO)  

(Clause 44.04) 

 

Purpose of the Overlay:  

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

• To identify land in a flood storage or flood fringe area affected by the 
1 in 100 year flood or any other area determined by the floodplain 
management authority.  

• To ensure that development maintains the free passage and 
temporary storage of floodwaters, minimises flood damage, is 
compatible with the flood hazard and local drainage conditions and 
will not cause any significant rise in flood level or flow velocity.  

• To reflect any declaration under Division 4 of Part 10 of the Water 
Act, 1989 where a declaration has been made.  

• To protect water quality in accordance with the provisions of relevant 
State Environment Protection Policies, particularly in accordance 
with Clauses 33 and 35 of the State Environment Protection Policy 
(Waters of Victoria).  

• To ensure that development maintains or improves river and wetland 
health, waterway protection and flood plain health. 

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

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. 

The provisions of the parking overlay work in conjunction with Clause 
52.06 of the Melbourne Planning scheme. 

Under Clause 45.09-3 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. 

The proposal does not exceed the maximum parking provision. 
































