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Site Description 

4. The subject site is located on the southern side of the Haymarket roundabout. The site is irregular in 

shape with a frontage to Elizabeth Street of 43.18 metres, a frontage to the Haymarket roundabout of 

18.97 metres, a frontage to Peel Street if 50.86 metres and a frontage to O’Connell Street of 7.27 

metres. The land has an overall site area of 1,506m².  

5. The site is currently occupied by a Bob Jane Tmart brick building of 1-2 storeys. Along the Elizabeth 

Street frontage is an at-grade car park. There are two crossovers to Elizabeth Street, three crossovers 

to Peel Street and one crossover to O’Connell Street. There is a slight fall in the land from the south to 

the north of approximately 0.8 metres.    

6. The site is formally described as: 

• Lot 1 on Title Plan 110422W, Volume 10116 Folio 670 (683-685 Elizabeth Street); 

• Crown Allotment 1 Section 67 at north Melbourne Parish of Jika Jika, Volume 08814 Folio 462 

(678-699 Elizabeth Street); and 

• Crown Allotment 2 Section 67 at North Melbourne Parish of Jika Jika, Volume 07506 Folio 035 

(687-699 Elizabeth Street). 

Both titles for 687-699 Elizabeth Street include a Section 173 Agreement (S157765Q) requiring the 

openings constructed in the northern wall of the building known as 689-691 Elizabeth Street to 

conform with the Victoria Building Regulations, should either this building or the building known as 697 

Elizabeth Street be sold. No easements affect either of the three titles. This agreement will eventually 

be removed because it is effects two titles that are now in the one ownership and so it becomes 

redundant. 

 

Figure 1: Site Plan (Source: Melbourne City Council Maps http://maps.melbourne.vic.gov.au/) 

Subject Site and Surrounds 
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Figure 2: Aerial of subject site and immediate context (Source: Melbourne City Council Maps 

http://maps.melbourne.vic.gov.au/) 

Site Surrounds 

7. The site is located within the Parkville National Employment and Innovation Cluster (NEIC). This is an 

internationally known education, health and biomedical employment hub. Parkville is one of seven 

NEICs in Melbourne that are to be developed as places with a concentration of linked businesses and 

institutions providing a major contribution to the Victorian economy.  

8. The site is also in close proximity to the Queen Victoria Market, Royal Melbourne and Royal Women’s 

Hospitals, Peter McCallum, Royal Childrens’ Hospital, Melbourne University and the future Parkville 

Metro Railway Station on Grattan Street. The subject site is easily accessed by 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.  

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

exhibiting characteristics typical of a CBD fringe location undergoing renewal. 

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

• To the north of the site is the Haymarket roundabout. This is a prominent intersection at the 
northern edge of the CBD that connects Royal Parade, Elizabeth Street, Flemington Road and 
Peel Street. To the north of the roundabout is the Parkville health precinct, which includes the 
Victorian Comprehensive Cancer Centre building on the north west corner of Elizabeth Street 
and Flemington Road, a 60 metre tall building. 

• To the east of the site is Elizabeth Street, a 60 metre wide road with two median strips 
separating north and south bound 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 



 

 
 

 

 

683-699 Elizabeth Street, Melbourne 

Planning Permit Application No. PA1900538 

7 

Street are several mixed use buildings ranging in height from single storey commercial buildings 
to 11 storey residential buildings with ground floor commercial uses. On the south east corner of 
Elizabeth Street and Pelham Street is 696-708 Elizabeth Street, a 20 storey student 
accommodation building of 75 metres. On the north east corner of Elizabeth Street and Pelham 
Street is 712-764 Elizabeth Street previously occupied by a Ford dealership and currently used 
by the Metro Tunnel Project. 

• To the south of the site is the Stage 2 approved building, a 18 storey building for use as retail, 
office and research and development centre and Stage 1 approved building beyond that, a 9 
storey building for use as retail, motor vehicle sales and education centre. These buildings are 
currently under construction. 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 Peel Street and O’Connell Street. Peel Street is a double lane, two 
way arterial road featuring a central tramway and dedicated bicycle lanes. O’Connell Street is a 
two way street with parking on either side of the road. On the south west corner of Flemington 
Road, Bedford Street and Peel Street is 247 Peel Street, a 21 storey student accommodation 
building of 68 metres. To the south of this are 2 storey residential buildings and beyond, is the 
RMIT Village, a 4 to 6 storey student accommodation building complex. On the corner of 
Bedford Street and Peel Street, at 219-237 Peel Street, is a 4 storey residential building. On the 
corner of Peel Street and O’Connell Street, at 198-210 Peel Street, is a 4 storey apartment 
building.  

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

illustrated in the figure below: 

 

Figure 3: Proposal and approved buildings in the vicinity of the site (Source: DELWP 3D model) 
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Previous Planning Permit for 611-681 Elizabeth Street (to the south of the subject 
site) 

12. 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. 

13. This permit allows for four buildings to be constructed over a large 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. 

14. 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 recent approval of two planning permits for this land, as described below. 

 

 

Figure 4: Planning Permit 201470674 site area (Source: Application 201470674) 
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Figure 5: Planning Permit 201470674 west (O’Connell Street) elevation (Source: Application 201470674) 

 

Figure 6: Planning Permit 201470674 east (Elizabeth Street) elevation (Source: Application 201470674) 

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

15. 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’.   

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

the Haymarket roundabout. 

17. Permit PA1800432 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 includes a laneway between 

the Stages 1 and 2 buildings that measures between 7.9 metres and 21.0 metres wide. 

Planning Permit PA1900537 – 611 – 681 Elizabeth Street, Melbourne (Stage 2) 

18. Planning Permit PA1900537 was issued by the Minister for Planning on 15 September 2019 for 

‘demolition of existing buildings, construction of a building and construct an carry out works, use of the 

site as a Research and Development Centre and to alter access to a Road Zone, Category 1’.   

19. This is known as Stage 2 of the redevelopment of the land. Permit PA1900537 allows for demolition 

the existing buildings and construction of an 18 storey building for use as retail, office and research 

and development centre (headquarters of CSL). 
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Figure 7: 3-stage development of the block (Source: Application) 

 

 

 

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

• demolish the existing building on the land;  

• construct a 20 storey building; 

• use the land for retail and office (no planning permit required for the uses); and 

• alter access to a Road Zone, Category 1. 

21. The applicant has provided a concept image of the proposal, in the context of the adjacent Stage 1 

and Stage 2 permit approvals, looking south form the Haymarket roundabout: 

 

 

Figure 9: Concept image of proposal (Stage 3) (Source: Applicant) 

 

22. Specific details of the application include:  

• Retail (434m² GLRA); 

• Office (16,980m² NLA);  

• 41 car spaces and 6 motorcycle spaces; 

• 157 bicycle spaces; and 

• Total GFA of 28,873m².  

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

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

• The Ground Level, Mezzanine Level and Levels 1 and 2 are generally built to all boundaries 

with the exception of the north east and north west corners that are rounded. There is also a 

setback from Elizabeth Street of 3.1 metres for small terraces on Levels 1 and 2.  

• Level 3 is setback 5.0 metres from the southern boundary and 2.05 metres from the levels 

below, along the eastern and northern boundaries, for use as a terrace. 

Proposal 
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• Level 4 is setback 5.0 metres from the southern boundary and the floorplate then extends to the 

levels below along the eastern and northern boundaries, providing a roofed area to the terrace 

level below.  

• Levels 5-18 are setback 5.0 metres from the southern boundary and continue the floorplate of 

Level 4 below along the eastern, northern and western boundaries.  

• The Plant Level is setback 3.0 metres from the levels below. The façade materials for the plant 

level are different to the materials of the tower itself. 

24. Basement Levels 1-3 include 41 car spaces, 6 motorcycle spaces, 157 bicycle spaces, a loading bay, 

waste storage areas, substation and plant and services. 

25. The Ground Level includes two retail tenancies, a through block arcade from Elizabeth Street to Peel 

Street, office lobby, end of trip lobby, end of trip facilities, waste storage, access to basement levels 

and plant and services. It is proposed to remove all six crossovers to the site and create a new double 

width crossover to Peel Street.   

26. The Mezzanine level includes end of trip facilities. 

27. Levels 1-18 are for the office use. 

28. The podium will have a height of 16.45 metres and the tower will have a height of 79.4 metres (112.4m 

AHD), excluding the plant, as measured from the centre of the Elizabeth Street frontage (33.0m AHD). 

The plant has a maximum height of 7.0 metres, measuring 86.4 metres (119.4m AHD).  

29. The materials and finishes include bluestone cladding, aluminium canopy, clear glazing, 

silver/grey/blue curtain wall façade and curtain wall system – shingle glass.  

30. The application is supported by consultant reports including a planning report, urban context report, 

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

management plan.  

31. The proposal under consideration in this report is based on the plans prepared by Cox Architecture 

known as revision 2 and dated 18 July 2019.  
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Planning Policy Framework 

32. 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 11.01-1S – 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 15.01-4S – Healthy Neighbourhoods 

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

o Clause 15.01-5S – Neighbourhood Character 

o Clause 15.02-1S – Energy and Resource Efficiency 

• Clause 17 – Economic Development 

o Clause 17.01-1S – Diversified Economy 

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

o Clause 17.02-1S – Business 

• Clause 18 – Transport 

o Clause 18.02-1S – Sustainable Personal Transport 

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

o Clause 18.02-2S – Public Transport 

o Clause 18.02-2R – Principal Public Transport Network  

o Clause 18.02-4S – Car Parking 

• Clause 19 – Infrastructure 

o Clause 19.03-5S – Waste and Resource Recovery 

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

 

Local Planning Policy Framework  

34. 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.  

35. 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. 

36. The following clauses are relevant: 

Planning Policies and Controls 
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• 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 21.11 (Local Areas) 

• Clause 21.14 (Proposed Urban Renewal Areas) 

37. 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) 

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

 

Statutory Planning Controls 

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

 

Capital City Zone – Schedule 5 (Clause 37.04)   

40. Pursuant to Clause 37.04-1 a permit is not required to use the land for retail and office.  

41. Pursuant to Clause 37.04-4 a permit is required to demolish or remove a building and to construct a 

building or construct or carry out works. 

Design and Development Overlay – Schedule 61 (Clause 43.02) 

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

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

2. 

Parking Overlay - Schedule 1 (Clause 45.09) 

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

specified in the schedule. 

45. The Parking Overlay requires a maximum of 87 car spaces and the proposal provides 41 car spaces, 

including 1 car share space. Accordingly, a permit is not required under this overlay. 

46. 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 1 motorcycle parking space for every 100 car parking spaces. 

The proposal provides 6 motorcycle spaces, which exceeds the minimum requirement. 

Car Parking (Clause 52.06) 

47. 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. The Parking Overlay requires a maximum of 87 car 

spaces and the proposal provides 41 car spaces. Accordingly, a permit is not required under this 

overlay. 

48. 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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Land adjacent to a Road Zone, Category 1, or a Public Acquisition Overlay for a Category 1 Road (Clause 

52.29) 

49. Pursuant to Clause 52.29-2 a permit is required to create or alter access to a road in a Road Zone, 

Category 1.  

Bicycle Parking (Clause 52.34) 

50. 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 76 bicycle spaces. The proposal 

provides 157 bicycle parking spaces and therefore does not require a permit under Clause 52.34. 

51. 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  

52. 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 center 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. 

• Direction 4.3: Achieve and promote design excellence. 

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

• Direction 6.1: Transition to a low-carbon city to enable Victoria to achieve its target of new zero 

greenhouse gas emission by 2050. 

− Policy 6.1.1: Improve energy, water and waste performance of buildings through 

environmentally sustainable development and energy efficiency upgrades. 
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59. These matters, where applicable, are addressed in the assessment section of this report.  

Notification 

60. 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 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  

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

commercial (employment) use on the land close to public transport and the Parkville National 

Employment and Innovation Cluster (NEIC). 

62. The proposal will:  

• introduce a significant office use 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 arcade, with active 

frontages that will provide surveillance and safety for pedestrians. 

63. 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 emerging character of the City North 

urban renewal area and make a positive contribution to the public realm.  

Municipal Strategic Statement (MSS) 

64. 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.   

65. 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 with a significant office offering, and a high quality, sustainable building with 

excellent access to public transport.   

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

• providing an office use 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 

67. 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 10,000 

litre rainwater tank for toilet and urinal flushing, bin washdown and landscape irrigation.  

 

Land Use and Built Form Issues 

Land Use 

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

permit is not required for use of the site for retail and office.  

Assessment 
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69. 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. Furthermore, the office use is 

consistent with the site’s location in proximity to the NEIC, including 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. 

70. The land uses, demolition 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. 

Building Height and Setbacks 

Height 

71. The application seeks approval for the construction of a 20 storey building to a height of 79.4 metres 

(112.4m AHD), excluding the plant and 86.4 metres (119.4m AHD) including the plant. The height of 

the building is measured from the centre of the Elizabeth Street frontage at 33.0m AHD. The Design 

and Development Overlay, Schedule 61 (DDO61) provides the preferred built form outcomes for this 

site. The site is located within Area 5. 

72. 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. 

73. 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, Haymarket roundabout or Peel Street.  

74. For any application that exceeds the preferred maximum building height, the following built form 

outcomes should be achieved: 

• Development that: 

− Supports the gateway role of the Haymarket. 

− Has a scale of development that is complementary to the proposed medium level built 

form of its surrounds. 

− Has a consistent streetscape built form that integrates Elizabeth Street with Flemington 

Road. 

− Does not overshadow the proposed civic space within the Haymarket. 

− Delivers a scale of development that provides an appropriate transition to the lower scale 

built form in Berkeley and Pelham Street. 

− Provides a high level of pedestrian amenity including access to sunlight to ground floor 

and sky views. 

75. The overall height of 86.4 metres does not comply with the preferred building height of 60 metres for 

this site. The proposed height of the building (including plant of 7.0 metres high) is guided by the site’s 

context and the prominent corner gateway location at the Haymarket roundabout. The proposed non-

accommodation use is highly desirable in this strategic location within the CCZ5 and the Parkville 

NEIC. This cluster seeks a concentration of educational, research and medical uses as part of an 

internationally renowned knowledge precinct. 

76. While the height of the building exceeds the preferred height, the three-sided corner location of the 

site on a gateway roundabout can allow for a varied response. The redevelopment of the block from 
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Queensberry Street to the Haymarket roundabout has enabled a considered approach by two 

architects. The lower scale 9 storey Stage 1 approved building responds appropriately to the Heritage 

Victoria listed building on this site. The 18 storey Stage 2 approved building (by the same architects as 

this proposal), with an overall height of 86.3 metres, was considered acceptable given the emerging 

built form character of the surrounding area and the specific use of the building as a ‘Research and 

Development Centre’ that would provide a net community benefit for the site’s location within the 

Parkville NEIC. The proposed building ‘steps-up’ in height toward the prominent corner location of the 

Haymarket roundabout. It has a different ‘point tower’ building typology given the three-sided 

corner/gateway location. The transition (increase) 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 

(see Figure 8 above). 

77. 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 (72.5m) at 301-327 Grattan Street, a 22 storey student accommodation building (66m) 

at 1-3 Flemington Road, a 20 storey residential building (71m) at 696-708 Elizabeth Street and the 18 

storey CSL building (86.3m) at 611-681 Elizabeth Street (see Figure 3 above). The proposed building, 

while being the tallest building by approximately 0.1 metres, will be compatible with the building 

heights in the surrounding area and with the Stages 1 and 2 approved 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. 

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

lower building of 60 metres 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 11am and 12pm. 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. Furthermore, the proposal does not overshadow the proposed civic 

space within the Haymarket roundabout. 

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

proposed land use (non-accommodation) and the height of the building, a condition will be included on 

any permit to issue 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 non-accommodation use to be secured on the site for a minimum 

period of 10 years. This will ensure that a non-accommodation use is delivered on this site consistent 

with its strategic location within the NEIC. 

80. For the reasons set out above, it is considered that the proposed height of the tower can be supported 

having regard to the strategic and physical context of the site, its role within the staged development of 

the wider site at 611-699 Elizabeth Street, its location within the City North urban renewal precinct, 

and provided that the non-accommodation use is locked on for a 10 year period. 

Street edge and setbacks 

81. Under DDO61, O’Connell Street is the only street with a street edge (or podium) height requirement 

with a preferred height of 20.0 metres. It is noted that the O’Connell Street frontage measures 7.27 

metres in length. The proposed development includes a street edge/podium height of 16.45 metres 

(measured from the centre of the Elizabeth Street frontage) to the small extent of the O’Connell Street 

frontage. On the other frontages of the site - to Elizabeth Street, the Haymarket roundabout and Peel 

Street – the proposed building does not have a formal street edge/podium expression.  

82. The tower includes minor irregular setbacks from all title boundaries to create the curve or ‘point tower’ 

in the built form. Level 3 provides an expression of a street wall at 16.45 metres in height. It is 

recessed and is expressed with different materials and finishes to provide a distinctive ‘band’ between 

the lower levels (“street wall”) and the tower. This point tower typology is considered acceptable on the 

basis of the gateway/Haymarket location, the three-sided nature of the site and the curved expression 

of the tower form.  
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Figure 10: Streetscape view – Elizabeth Street (Source: Application) 

 

83. The 16.45 metre ‘band’/street edge responds to the height of the adjoining approved building to the 

south, which has a street wall/podium height of 51.6m AHD, resulting in a height difference of almost 

2.0 metres. This allows for a transition between the Stage 2 and 3 buildings so that the presentation to 

Elizabeth Street is a varied rather than a visually overwhelming singular street wall/podium. 

84. It is noted that the tower separation between the approved Stage 2 development and the proposal is 

10 metres and this will for adequate amenity (daylight, aspect, privacy) for occupants of both buildings, 

views to the sky between the buildings and sunlight penetration to the streets. 

85. As previously discussed, the proposed built form (height and setbacks) does not result in any adverse 

overshadowing impacts.  

Architectural expression 

86. The development does not incorporate a traditional podium tower typology. The curved point tower 

architectural expression of the building is considered an appropriate design response to the 

corner/gateway location within the streetscape and its surrounding urban context.  

87. The discussion plans dated 18 November 2019 include modifications to the external materials, 

deletion of the architectural fins and alterations to the plant screen and location. It is considered that 

these modifications are an improvement and elevate the design response. The discussion plans will 

be included as a condition of the permit to ensure that the presentation of the building reflects the 

renders shown in the figure below.  



















 

 

 

 

30 683-699 Elizabeth Street, Melbourne 

Planning Permit Application No. PA1900538 

95. It is noted that it will be  challenging to achieve walking wind speed criterion levels for the non-

compliant testing location at the corner of Peel Street and the Haymarket roundabout, due to the 

physical context of the subject site, which is located at the corner of several arterial roads and is fully 

exposed to northerly winds (by far the most frequent and strongest in the Melbourne region) across 

the Haymarket roundabout. 

96. Given this particular physical context, the expectation that optimal wind comfort criterion will be met 

should be tempered. Subject to a condition being included on any permit being issued, to require 

further testing and consideration of alternative solutions that balance mitigation solutions (including 

canopies), it is considered that an acceptable outcome can be achieved acknowledging the exposed 

context of the site. 

97. 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.   

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

proposed development on the site: 

 

Figure 12: 22 March Shadow Studies (Source: DELWP 3D model) 
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Figure 13: 22 September Shadow Studies (Source: DELWP 3D model) 

99. The proposed development will cast additional shadow at both 22 March and 22 September: 

• 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 the eastern side of Peel Street in the mornings. The Peel Street footpath would also be 

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

• To both sides of O’Connell Street in the mornings. The 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. 

100. Overall, the extent of overshadowing, is considered acceptable.  

101. The proposal includes canopies along the Elizabeth Street, Haymarket roundabout and Peel Street 

frontages. The canopy varies in depth between 150mm and 2.5 metres and in height between 4.45 

metres and 7.2 metres. The canopy extends the entire length of these frontages and will provide both 

a sense of address and weather protection. The extent of the canopy beyond the title boundaries will 

still allow for the preservation of street trees and as such, the extent of the weather protection for this 

development is considered acceptable.   

 

Parking, Loading, Bicycle Storage and Other Services 

102. The site has existing vehicle access from all street frontages, including two crossovers to Elizabeth 

Street, three crossovers to Peel Street and one crossover to O’Connell Street, all of which are 





 

 
 

 

 

683-699 Elizabeth Street, Melbourne 

Planning Permit Application No. PA1900538 

33 

TOTAL     76 157 

Showers  Employee 1 shower for the first 5 employee bicycle 

spaces, plus 1 to each 10 employee bicycle 

spaces thereafter. 

6 showers 8 female 

12 male 

1 unisex 

1 DDA 

Change rooms  Employee 1 change room or direct access to a 

communal change room to each shower. 

 1 female  

1 male 

1 unisex 

1 DDA 

109. The application provides 157 bicycle spaces, which exceeds the requirement by 76 spaces. As such, 

no permit is required under this clause. 

110. Bicycle parking facilities, shower and change facilities are provided in the Basement 1, Ground and 

Mezzanine Levels.  

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

Loading 

112. A loading bay measuring 4.48 metres x 8.35 metres is proposed in Basement Level 01. The council’s 

traffic engineers have reviewed the plans and swept path diagrams provided and consider these 

acceptable. The requirement for the submission of Loading Management Plan (LMP) has been 

requested by the council as a condition on any permit to issue, which is considered acceptable.   

Waste  

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

30 July 2019.  The council’s waste team considers the WMP satisfactory and requested a condition be 

included on any permit to issue to allow the WMP to be updated to record changes made to the 

internal layout of the development in the resolution of the final design, which is considered acceptable. 

 

Environmental 

Environmentally Sustainable Design (ESD) 

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

Kotzman and dated 30 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. 

115. The council has requested conditions be included on any permit issued 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, which is considered acceptable. 

Water Sensitive Urban Design (WSUD)  

116. 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 and dated 30 July 2019 outlines the results of a MUSIC report and identifies that 

the proposal will include a 10,000 litre rainwater tank with connections to toilet and urinal flushing, bin 

washdown and landscape irrigation. The plans will be required to show the location of the watertank 

and this will be included as a condition on any permit issued.  
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117. The council has requested conditions be included on any permit issued 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, which is considered acceptable. 

Environmental Audit  

118. 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 should be included as a 

condition on any permit issued.  
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119. The proposed development is consistent with the relevant planning policies of the Melbourne Planning 

Scheme and will contribute a significant office use 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 site’s three-side corner and gateway location on the Haymarket 

roundabout and to the height of existing and approved buildings in the surrounding area and provides 

a high degree of ground level activation to Elizabeth Street, the Haymarket roundabout and Peel 

Street. 

120. The proposal provides a new office use that will positively contribute to the internationally renowned 

Parkville NEIC and is consistent with policy seeking to transform this City North urban renewal precinct 

into an educational, research and medical hub. 

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

agencies and most of the conditions recommended by the council. In particular, the council supports 

the proposal subject to conditions requiring further detail of the architecture of the building, the ground 

floor and arcade layout, traffic details, a Section 173 Agreement for the proposed non-accommodation 

land use, the requirement for a façade strategy and other standard conditions. The council’s condition 

that the through-block arcade be open 24/7 is not supported and instead, it is recommended that the 

arcade be open during core business hours on weekdays, excluding public holidays. 

122. It is recommended that Planning Permit PA1900538, for demolition of the existing building, 

construction of a building and construct and carry out works and alter access to a Road Zone, 

Category 1 be issued, subject to conditions.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Conclusion 



 

 

 

 

36 683-699 Elizabeth Street, Melbourne 

Planning Permit Application No. PA1900538 
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I have considered whether there is a conflict of interest in assessing this amendment and I have determined that I 
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 No Conflict 

   Conflict and have therefore undertaken the following actions: 

  Completed the State Planning Services declaration of Conflict/Interest form. 

  Attached the State Planning Services declaration of Conflict/Interest form on to the hardcopy file. 

  Attached the State Planning Services declaration of Conflict/Interest form into the relevant electronic workspace. 
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