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Purpose
1.

To brief you on Planning Permit Application No.: 2010/022948 for part c>f Building B5 (above RL35.00
metres), at the Former Carlton United Brewery Site, 2-76 Bouverie Street, Carlton, for buildings and
works for the purposes of a multi-storey residential building.

Key elements
Use
Height

•
•

Comments

Setbacks

•

metres) including a 5-

Recommendation
2. That you approve Planning Permit Application No.: 2010/02948 for part of Building B5 (above
RL35.00 only), at the Former Carlton United Brewery Site, 2-76 Bouverie Street, Carlton for buildings
and works for the purposes of a multi-storey residential building.

Background
3.

The Minister for Planning is the Responsible Authority for considering and making a determination on
the application as he is listed as the Responsible Authority at the schedule to Clause 61.01 of the
Melbourne Planning Scheme (Scheme}.

4.

On 20 March 2008 Amendment C126 was approved to amend Schedule 2 of the Comprehensive
Development Zone - 'Carlton Brewery' to facilitate the use and development of the site in accordance
with the 'Carlton Brewery Comprehensive Development Plan October 2007' (the COP} and 'Carlton
Brewery Masterplan October 2007' (the 'Masterplan'). The Masterplan includes new buildings with
nominated preferred maximum building heights to be constructed above a common four-level
basement car park across the site. The site, referred to as Building 5, has a preferred height of 99
metres (AHD125.00} with a GFA of 28,609sqm.

5.

On 2 September 2010 Planning Application No.: 2010/022948 was received by the Department. This
application was for buildings and works for a 32-level residential tower, but related only to the
residential apartment tower component above Level 8 (RL56.500 to RL 128.050 excluding roof plant
and wind turbines}.

6.

On 13 May 2011 the applicant requested that Planning Permit Application No.: 2010/022948 be
placed 'on hold' pending amended plans which intend to address apartment layouts in response to
market conditions . .

7.

On 19 August 2011 the applicant lodged amended plans under Section 50 of the Planning and
Environment Act 1987 (the Act}. The plans for consideration related only to the buildings and works
above RL35.00 and to RL 156.050 (including roof-plant and wind turbines}.

8.

In response to further consultation with the Department held on 22 March 2012, the applicant lodged
amended plans on 26 March 2012 and requested that the application be reactivated. Together these
amended plans are the subject of the present assessment.

9.

The long periods of inactivity between the date when the application was first lodged (2 September
201 0) to the when the most recent revised plans were received (27 March 2012} was due to further
design work undertaken by the applicant to respond both to the marketing campaign for the
development and the concerns of the relevant agencies.

Subject Site & Surrounds
10. The site is referred to as 'Building 5' in the Masterplan and COP, and is located centrally within the
former Carlton United Brewery site (the Brewery site) which is generally bounded by Swanston
Street, Victorian Street, Queensberry Street and Bouverie Street, Carlton. The Brewery site measures
approximately 100 metres wide and 200 metres long, is generally flat with a natural ground level at
RL27.00, and has a total area of 1.983 hectares. A site plan is provided below:
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11 . The large Brewery site is for the most part vacant, apart from the two heritage-listed brewery-related
buildings, the RMIT Design Hub, the Queensberry Hotel (located in the northeast corner), the Pixel
building (located in the northwest corner) and an adjacent light industrial building.
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13. The Building 5 site is located to the west of the heritage-listed Malt Store building on Swanston Street
located within the Brewery site. The Malt Store building is included on the Victorian Heritage Register.
However, the apartment tower component of Building 5 does not encroach onto the registered land o r
air space above the building.

Proposal
14. The proposal
is for a 32-storey residential
ng,
nown as
ston Square' . The proposed heig ht
tower with a
is approximately 104 metres from natural ground level (excluding plant and wind turbines on the roof).
The building's footprint has a trapezium-like shape with an area of approximately 2 ,300 sqm . The
angled side of the site forms the edge of the Swanston Street/Shrine of Remembrance axis.
15. The current permit application relates only to buildings and works above RL35.00 to RL 130.65
(excluding plant and wind turbines). It is understood that the lower levels below RL35.00 will comprise
retail and office uses as well as building services , and will be subject to a separate permit application.
16. The applicant has applied for a planning permit for the podium and tower elements only (that is above
RL35.00 metres) so that they may proceed with a sales campaign in advance of the final resolution of
the design of the levels below RL35.00 metres. As the layout and design of the lower levels must
consider the adjacent public realm and the wider precinct, it is taking longer to resolve than the
podium-tower element, and considered unnecessary to further delay the sales campaign for the
apartments.
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17. The main features of the proposed development (as amended) are:
•

Building height excluding plant is approximately 104 metres (RL 130.65) when measured
from natural ground level. The roof level includes 4 wind turbines, with the highest point
being 129 metres (RL 156.050).

•

536 apartments- 1 bdrm (20%), 2bdrm+1 bathroom (25%), and 2 bdrm+2 bathroom (55%)
ranging from 40sqm to 83sqm;

•

171 car parking spaces over 41evels located in the podium;

•

Car park access is from Bouverie Street and serviced by two car lifts to each level;

•

Ground floor retail floor-to-ceiling height of 8 metres;

•

Southeastern tower elevation is dominated by a halftone line art reduction image of the face
of William Barak (a Wurundjeri-willam elder), created by raised and recessed balcony
elements. This treatment is supported by the Wurundjeri Tribe (see letter dated 9 August
2010);

•

Northern tower elevation is dominated by multi-coloured panellised balustrade treatment; and

•

Shared amenities such as residents lounge, cinema, terrace area and spas are located on
the top level 'Sky Deck'.

Statutory Controls- Zoning and Overlay Controls
·18. The site is affected by the following zones, overlays and particular provisions under the Melbourne
Planning Scheme:

Clause

Permit trigger(s)/Notification

Clause 37.02 (Schedule 2 to the Comprehensive
Development Zone)

Clause 37.02-2 specifies that any requ irement in the
schedule to this zone must be met.
Clause 37 .02-4 specifies that a permit is required to
construct a building or constru ct or carry out works
unless the schedule to this zone specifies otherwise.
Schedule 2 specifies th at:
a permit is not requi red for the use of the site for
'accommodation';
a permit is requ ired for buildings and works;
an application for buildings and works must be
generally in accordance with the COP and the
Masterplan;
a permit is required to exceed the preferred
maximum building height and building setback as
outlined in the COP;
an application for buildings and works if generally
consistent with the COP and to exceed the
preferred maximum building height and setbacks
is exempt from the notice and decision
requirements and review rights of the Act;
development within the CDZ2 is exempt from the
provision of Clause 52.06 (Car parking) of the
Scheme; and
a permit is requi red to exceed 1500 ca r parking
spaces for the Brewery site.
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Clause 52.34 (Bicycle facilities)

Clause 52.34 specifies that a permit may be granted
to vary, reduce or waive any requirement of Clause
52.34-3 and Clause 52.34-4.
An application is exempt from is exempt from the
notice and decision requirements and review rights of
the Act. .
Under Clause 52.34 the residential component must
provide a minimum of 161 bicycle spaces (107
resident spaces and 54 visitor spaces).
The Masterplan contains the results of a traffic
assessment undertaken by Mausell in 2007 which
outlines the number of bicycle spaces and facilities
required for the entire Brewery site. It further states
that bicycle access to the site will be provided via an
exclusive bicycle ramp from Bouverie Street to secure
underground bicycle facilities.

Clause 52.36
planning).

(Integrated

public

transport

Clause 52.36 specifies that a residential development
comprising 60 or more dwellings must be referred in
accordance with Section 55 of the Act to the Director
of Public Transport.

Clause 61.01 (Administration and enforcement of
this scheme)

Clause 61 .01 specifies that the Minister for Planning
is the Responsible Authority for considering the
application .

Clause 65 (Decision guidelines)

Clause 65 specifies that the Responsible Authority
must decide whether the proposal will prod uce
acceptable outcomes in terms of the decision
guidelines of this clause.

POLICY FRAMEWORK
State Planning Policy Framework (SPPF)

19. The following policies within the SPPF are relevant:
•
Clause 11 (Settlement)
•
Clause 15 (Built Environment and Heritage)
•
Clause 16 (Housing)
•
Clause 17 (Economic Development)
•
Clause 18 (Transport)

Local Planning Policy Framework (LPPF)

20. The following policies within the LPPF are relevant:
• Clause 21 .02 (Municipal Profile)
• Clause 21.03-1 (Vision)
• Clause 21 .04 (Land Use)
• Clause 21 .04-1 (Housing and Community)
• Clause 21 .04-2 (Retail , entertainment and the arts)
• Clause 21 .05 (City structure and built form)
• Clause 21 .08-7 (Local Areas- Carlton)
• Clause 21.11 (Reference documents)
• Clause 22.02 (Sunlight to Public Spaces)
• Clause 22.17 (Urban Design Outside the Capital City Zone)
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Reference Documents

21 . Clause 15.01-2 (Urban Design Principles) states that planning must consider, where relevant, the
Design Guidelines for Higher Density Residential Development (Department of Sustainability and
Environment [DSE], 2004) in assessing the design and built form of residential development of four or
more storeys.
22. The Carlton Brewery Masterplan, October 2007 is listed as a Reference Document at Clause 21 .11 ·
(Reference Documents). The Masterplan sets out the vision and structure for the overall development
of the Brewery. It includes nominal building envelopes for E! high-rise bu ildings (including RMIT's
Design Hub) and provides for a broad mix of land uses (including education, accommodation,
tourism, retail, cafe, restaurant and office and other commercial uses). The Incorporated Document
· Carlton Brewery Comprehensive Development Plan October 2007 (COP) was incorporated into
the Scheme via Amendment C126. The COP, derived fro(n the Masterplan , provides the statutory
implementation of the Masterplan and outlines a general framework for the development of the
Brewery site.
NOTIFICATION

23. Under the CDZ2 the application for buildings and works and to exceed the preferred maximum
building height and building setback is exempt from the notice and decision requirements and the
review rights of the Act.

REFERRALS

24. The application was formally referred under Section 55 of the Act to the Director of Public Transport
and informally to VicRoads, DPCD Urban Design Unit, City of Melbourne, Office of Victorian
Government Architect (OVGA), Airservices Australia, Essendon Airport, and Civil Aviation Safety
Authority (CASA).
Director of Public Transport (OPT)

25. On 6 September 2010 and 15 September 2010 the application was referred and on 14 October 2010
the OPT provided written confirmation that it did not object, subject to conditions on any permit.

VicRoads

26. On 15 September 2010 the application was referred and on 14 October 2010 VicRoads provided
written confirmation that it did not object. No comments or conditions were offered.

DPCD - Urban Design

27. On 15 September 2010 and 27 March 2012 the application was referred and on 27 September 2010,
16 September 2011, and 28 March 2012 DPCD U D offered support for the propOsal, subject to
conditions. The main issues raised regarding the most recent revised plans are:
•
•

Concern that tower facades are not 'dumbed down' due to associated construction costs; and
Permit conditions should fix access arrangements to this "upper levels only" permit.

City of Melbourne

28. On 15 September 2010 the application was referred and on 14 October 2011 Council provided
comments, offering no objection to the proposal subject to standard conditions.
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Office for the Victorian Government Architect (OVGA)
29. On 16 November 2010 the application was referred and on 4 March 2011 and 11 October 2011 the
OVGA provided comments, raising the following issues :
•
•

•
•

Do not support podium car parking - reduced surveillance opportunities from apartments;
Do not support dark blank wall cladding on podium -desire an activated podium at least inpart allowing large openings and the visible presence of people on edges of the car park
flanking public spaces;
·
Provision of bedrooms with access to borrowed light only; and
Support for coloured balustrade on northern facade, but further detailed design should ensure
high quality design and materials.

Airport Related Comments
30. In email correspondence dated 28 February 2011 Airservices Australia confirmed that the development
to a maximum height of AHD152. 75m would not impact on navigational devices or affect flights circling
or approaching or departing Essendon or Moorabbin airports. To-date no comments have been
received from Essendon Airport and CASA. A note has been included on the permit advising the
applicant that the development should be consistent with the prescribed airspace clearance
requirements of Essendon Airport.
ISSUES AND ASSESSMENT
31 . The application has been assessed against all relevant policies within the Melbourne Planning
Scheme. The key issues worthy of discussion are:
• Compliance with State and Local Planning Policies
• Comprehensive Development Plan
• Design, Built Form and Urban Context
•
Potentially Contaminated Land .Issues
• Shadowing and Wind
• City of Melbourne's comments
Compliance with State and Local Planning Policies
32 . The proposed development is considered to respond appropriately to the relevant State and Local
planning policies , as follows:
.
•
The proposal is generally consistent with the strategic intent for this area of Carlton whereby
residential development (with limited student accommodation) is encouraged. The Swanston
Square development will be a landmark building of public sign ificance that contributes to the
civic spine of Swanston Street when viewed through the Central City from the Shrine of
Remembrance (Clause 21.08-7);
.
•
The proposal provides housing choice and diversity in a centrally located area identified as
experiencing significant population growth that is supported by existing infrastructure and
public transport (Clauses 11 .01 , 16.01 , 18.01, 21.02, 21.03, 21 .04, and 21.08). The provision
of minimal car parking (and future provision of bicycle parking and facilities in the lower levels)
furthers the policy objective of promoting sustainable transport options (Clause 18.02);
The proposal achieves a high degree of architectural merit and design excellence that
·•
respects key vistas to/from the Shrine of Remembrance, is sympathetic to the heritage values
of adjacent heritage areas and places, contributes to pedestrian amenity and makes the site
more liveable and attractive (Clauses 15.01, 21.04, 21.05, 21 .08, and 22.17); and
•
The proposed development acknowledges the importance of Environmentally Sustainable
Development, and intends to exceed the minimum 5 Star NatHERS Rating and be consistent
with a 4 Star Green Star Multi-Unit Residential Tool v1, considered as 'Australian Excellence'
(Clauses 15.02 and 21.05-5).
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Comprehensive Development Plan (COP)

33. With regard to the proposed development (Building S) the Masterplan and COP indicate a preferred
maximum height of AHD125.0 metres (approximately 99 metres when measured from natural ground
level) with a gross floor area of 28,609 sqm. The proposed development has a height of RL 130.650
(excluding plant and wind turbines) (approximately 104 metres when measured from riatural ground
level) with a gross floor area of 50, 184sqm.
34. The development exceeds the preferred height outlined in the COP and Masterplan by 5.65 metres.
35. The proposed building footprint has been modified from the approved Masterplan and COP to
increase the frontage to both the proposed Ballarat Street that will run east-west across the site and
the Swanston Street axis. It is therefore considered that the proposed building envelope is a minor
departure from that approved in the Masterplan and COP, and is unlikely to negatively impact on the
lower levels of Building 5 or the remainder of the Brewery site.
36. Further, through innovative design of both the tower and podium elements the proposed development
achieves a high degree of excellence in architecture, meets the design objectives of the COP and
Masterplan, and intends to achieve high ESD performance. Additionally, the siting, orientation and
design of the building reinforces the key cross-site pedestrian access routes and provides an
appropriate termination to the Shrine of Remembrance axis and reinforces the Swanston Street civic
and ceremonial spine.
37 . Taken together, it is considered that the proposed use, building envelope and architectural design of
the apartment tower is generally in accordance with the COP and the Masterplan, and should be
supported .
Design, Built Form, and Urban Context

38 . The proposed scale , bulk and massing of the proposal is considered ~ppropriate for this site and is
generally in accordance with the design objectives of the COP and Masterplan and Clause 22 .17
(Urban Design Outside the Capital City Zone). The proposed design allows views into and out of the
building contributing to passive surveillance of the public realm, includes fa9ade treatments and
articulation that make a rich and dramatic contribution to the Brewery site, and will create a high
degree of visual interest and excitement.
39 . The successful execution of the dramatic southeastern fa9ade that creates the image of William
Barak and the northern fa9ade that features the coloured panelised balustrade critically depends on
the detailed design and quality of materials. As such, a condition has been included on the permit
requiring materials and finishes to be submitted including assurances to design quality.
Podium Design & Car Parking

40. The current proposal intends to provide 171 car spaces within 4 levels of podium car parking. This is
well below the maximum statutory rate in the neighbouring Capital City Zone and is therefore
considered acceptable.
41. While it is preferable that car parking be 'hidden' underground or 'skinned' with active uses if located
above ground, in this instance the podium is designed in a manner that achieves an adequate level of
articulation, visual interest, and perceived activation.
42 . Furthermore, the podium will be partly concealed from view within the site from certain vantage points
by the proposed wintergarden along the northern and south-western frontages and the Malt Store to
the east. Notwithstanding this a condition has been included on the permit that requires further
detailed plans of the podium facades and associated materials and finishes including assurances to
design quality.
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43. A Traffic
confirmed that the ramp grades, car park layouts,
loading arra
qu 1ng
for the operation of the. car lifts are considered
satisfactory. The area required for queuing of vehicles for the car lift (shown indicatively on Basement
81) is considered adequate to cater for vehicle queuing clear of the area required for circulation of
trucks to provide for the deHvery of goods and waste collection. Given the uncertainty of the final
design and layout of the lower levels (below RL35.00) a condition has been included on the permit
requiring the design and layout of all car parking spaces, access. aisle and driveway.areas in
accordance with Australian Standards 2890.1 :2004.
Internal Amenity
44. The building design provides a good standard of amenity for future· residents. There is limited reliance
on borrowed light. Additionally, the site is within walking distance to public open space particularly
Lincoln and Argyle Squares and Carlton Gardens with excellent access to local amenities and public
transport.

Potentially Contaminated Land Issues

45. The Brewery site has had a history of industrial uses, and there is the potential that the land may
have some level of contamination. As the proposed development includes a sensitive use a condition
has been included on the permit requiring an environmental assessment of the land.

Shadowing and Wind

46. The planning permit application includes shadow diagrams for September 22 at 11 am, 12 noon, 1pm
and 2pm. The shadow imp~cts are consistent with the approved Masterplan and the slight increase in
the height which has a negligible increase in the shadow effects.
47. A wind assessment was not provided with the current application as the apartment tower in the
current application relates only to the development above R~35. 00. However, as the detailed design
of the tower element is an important factor in determining wind cdnditions at sround level, a condition
requiring a comprehensive wind tunnel test has 'been included on the permit.
City of Melbourne's Comments

48. The main points raised by the City of Melbourne include:
•
In-principle support for the podium car parking;
. •
•
Support for increased height and footprint of building ;
•:, ·~ ~ ;-.
Concerns regarding potential wind effects along pedestrian thoroughfares; and
•
•
Conditions to be included on subsequent permit for the lower levels (below RL35.00).
49. It is considered that a condition requiring a wind assessment should be included on any subsequent
permit for the lower levels below RL35.00 as the current application applies to airspace only.
Nonetheless a condition has been included on the permit that requires amended plans showing all
modifications recommended by any related wind tunnel assessment undertaken for the site.

CONCLUSION

50. The application has been assessed against all relevant State and local Policies, and the decision
guidelines of the Comprehensive Development Zone, and Particular Provisions of the Melbourne
Planning Scheme.
51 . The building is consistent with the objectives of the Masterplan and COP and the divergence from the .
preferred heights and setbacks are COI')Sidered to be minor in scale and indeed reinforces key
pedestrian thoroughfares such as the future Ballarat Street and the Swanston Street/Shrine of
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Remembrance axis . The proposed development demonstrates exemplary architecture and design
excellence and will make a positive contribution to the urban design outcome for the Brewery site.
52. The proposal is generally consistent with the above-mentioned considerations including the Carlton
Brewery Masterplan and the Comprehensive Development Plan, and is worthy of support.

RECOMMENDATJON

Prepared by·

Reviewed by:

Name:
Title:
Phone:
Date:

Date:

Approved by:
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