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To whom it may concern,

SUBMISSION - FISHERMANS BEND DRAFT
FRAMEWORK PLAN
INTRODUCTION
Thank you for the opportunity to provide feedback to the Fishermans Bend Draft Framework
Plan, which is currently on exhibition for community review and engagement.
Dexus supports the government’s vision for Fishermans Bend and the urban renewal of this
important precinct in Melbourne. However, we have some concerns with the outcomes that can
be delivered under the Draft Framework Plan and the commercial viability of redeveloping our
land holdings into the future.
This submission seeks to provide broad feedback on the foundations, mechanisms and
structure of the Fishermans Bend Draft Framework Plan and, more specifically, submissions in
relation to the proposed controls that affect the subject site detailed below.

GENERAL SUBMISSIONS
Dexus is one of the largest commercial property owners and managers in Australia. Dexus is
the Investment Manager for the subject site as a part of its mandate for NSW State Super, one
of Australia’s largest superannuation funds, and has a material interest in the proposed
Planning Scheme Amendment. Over the course of the year, Dexus has been working closely
with the Department of Environment, Land, Water and Planning (DELWP), Melbourne City
Council (MCC) and the Fishermans Bend Taskforce to develop a masterplan outcome for the
site that responded to the interim controls. This work included extensive investigation into the
proposed road layout and how to address technical issues identified in the Fishermans Bend
Structural plan with respect to road layouts and access.

Throughout this iterative design process, general support for the design concept was provided,
as it aligned with the current guidelines and provided significant community benefits through a
well-considered road layout, open space contributions and provision of community facilities.
The announcement of the Fishermans Bend Draft Framework Plan and associated draft
controls will have a significant impact on the proposal and the ability of the site to adequately
contribute residential and commercial floor space. A copy of the relevant proposed planning
requirements is contained at Appendix A.
We submit the following:
General Issues


The population target of 80,000 people for the precinct appears limited considering the high
population growth in Melbourne. There appears to be a lack of supporting evidence
regarding the adequacy of this figure and the balance of the controls are presupposed on
this population assumption.



The Floor Area Ratios (FAR) proposed throughout Fishermans Bend are too restrictive for
an urban renewal area. The somewhat limited population estimates will subsequently
impact the development potential of the subject site and Lorimer precinct in general.



The uplift provisions lack clear performance measures, providing no certainty in terms of
uplift measures for those considering redevelopment of their land. The mechanism for the
amount of uplift is not enough to provide a genuine incentive amongst developers and land
owners.



Planning controls for an urban renewal area of this scale should be performance based to
promote innovation and architectural excellence.



Consideration towards public transport infrastructure has been overlooked as a key
component to Fishermans Bend growth and development. Current public transport services
will not be able to sustain the projected population growth or employment targets for the
area. Public transport infrastructure should be delivered up front, ahead of the development
of the precinct.



The mechanism to require roads and public open space through permit triggers is an
inappropriate mechanism and a proper acquisition process should be undertaken. We
further note that no further changes are proposed to Clause 52.01 of the Planning Scheme
to prevent “double-dipping” in terms of open space contributions.



The commercial floor space mandatory minimum requirement will require all sites to have a
material proportion of commercial, rather than providing for focused commercial hubs in
appropriate areas. The volume of commercial floor space is unrealistically large and
overestimates the space required for 80,000 jobs. It is unreasonable in this context,
especially when considering the lack of transport infrastructure and other amenity to attract
this quantum of commercial tenants to the area.



Uncertainty remains regarding the timing of precinct plans and scope for further changes in
planning controls. This causes a disincentive for landowners to continue to spend time and
money on their sites, particularly in light of the substantial changes in previous years,
including this latest iteration. To provide confidence and promote development activity,
certainty that there will be no further changes is required.



There is a question of procedural fairness to provide the industry with adequate time to
respond, having regard to timing associated with the exhibition process and subsequent
panel hearing dates, particularly given the delay and uncertainty over the last 3 years.



The proposed controls have a number of drafting and technical errors, including
contradictory requirements and inconsistencies.
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The structure and wording of the policy controls is complicated and do not lend itself to
ease of use. The complexity of the proposed controls is unnecessary and should be
reviewed. This is also at odds with the Department’s own SMART Planning Reform which
seeks to simplify planning schemes.

Site Specific


Under the proposed controls, the subject site would be required to provide commercial floor
space of up to 30,000 square metres, which is excessive and overestimates the space
required for 80,000 jobs. Further justification around these numbers is required.



The location of the proposed street running through the site does not contemplate access
beneath the Ingles Street bridge, nor the on-site feasibility given the narrowness of the
remaining portion of the site to the south of the street after the required setbacks.



Public open space requirements for the subject site (estimated at over 5,000 square
metres, with no commensurate Floor Area Uplift) inhibit opportunities for providing further
community uplift in order to derive uplift. Consideration should be given to calculating open
space and road areas as part of the Floor Area Uplift.

The above concerns are discussed in greater detail below:

SUBJECT SITE
The subject site is located within the Lorimer Precinct of the Fishermans Bend Urban Renewal
area. The land is 3.2 hectares in size and is irregular in shape.
The site presents to three frontages. To the north is Turner Street and to the east is Ingles
Street, both streets have a frontage of approximately 140 metres. To the south, the site
interfaces with the Westgate Freeway, for approximately 200 metres. The site has a direct
abuttal to 162-202 Turner Street, Port Melbourne, which houses a number of commercial offices
and industrial warehouses and is subject to a current Planning Permit Application - 201535676.
Further along at 150-160 Turner Street, Port Melbourne, planning approval was granted for the
development of a 30-storey mixed-use tower (Permit Application – 2013006334).
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Picture 1 – 212 Turner Street, Port Melbourne
Source: Nearmap
The land currently accommodates an industrial estate, occupied with a series of commercial
entities. Car parking is also provided at the centre of the site and along the southern boundary.
The built form within the site’s immediate context generally comprises industrial warehouses.
As supported by the existing built form controls affecting the subject site and immediate
surrounds, the site is located within an area expected to provide a significant transition in built
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form. A number of land parcels within the vicinity of the site are currently under planning
assessment, seeking approval for multi-unit towers, ranging between 20-40 storeys in height.
These heights are contextually appropriate given the robust interfaces created by the freeways
and surrounding road network.
Under the current framework, the Lorimer Precinct has been identified as an area that will
provide a range of green, recreational spaces as well as cycle and pedestrian access through
the precinct. Vibrant city centre and local community uses will be focused in Lorimer as well as
a range of new urban housing models to define Lorimer as a desirable friendly network.

FISHERMANS BEND DRAFT FRAMEWORK PLAN
& THE SUBJECT SITE
Dexus has been working closely with the State Government to design a truly mixed use
proposal. This pre-application work was progressing positively and was a collaboration between
the various interested parties including DELWP, MCC and the Taskforce. We have attached the
presentation material provided to all parties at Appendix B.
The proposal was to be delivered as a Master Plan Application, consisting of six (6) stages.
Each stage would involve the development of a tower and associated connections, landscaping
and open space areas. The general site layout and planning is indicated in the image below and
included through-connections, provision for open space areas and plazas, a community facility,
a mix of residential and commercial land uses, and car and bicycle parking.

Picture 2 – Proposed master plan for 212 Turner Street, Port Melbourne
Source: Rothe Lowman
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The plans within Appendix B were based around a “compliant” scheme and represent a total
yield of 2,538 apartments across the site. The Fishermans Bend Draft Framework Plan and
proposed controls under Amendment GC81 significantly alter the development potential of the
site.

POPULATION ESTIMATES
The Draft Fishermans Bend Framework projects a future total target population of 80,000
people. This is considered to be an underestimation and will not adequately cater to
Melbourne’s increasing population, especially when Melbourne’s annual population growth to
June 2017 almost doubled that figure in one year.
Plan Melbourne estimates that Melbourne’s population will increase from 4.5 million in 2015 to
7.9 million by 2051, resulting in 43 percent population growth.
Planning policy expressed in Plan Melbourne and State and Local Planning Policy Provisions in
the City of Melbourne Planning Scheme stress the importance of urban renewal areas in
accommodating population and employment growth. To put a limit on growth as proposed in the
Fishermans Bend Draft Framework Plan is inconsistent with these policies.
Additionally, this will continue to place pressure on established suburbs and urban growth
areas, which is also inconsistent with State and Local Planning policy.
Fishermans Bend, which is intended to form part of the expanded central city, is strategically
placed to successfully accommodate a significant portion of Melbourne’s growing population.
We consider that basing maximum Floor Area Ratios (FAR) and dwelling densities on this
figure, appears to significantly compromise the potential of Fishermans Bend to contribute to the
sustainable growth of the city.
We further note that the mandatory nature of the controls, coupled with the requirements for
open space and roads will impact the commercial viability of some sites. This puts into question
the ability of the urban renewal precinct to deliver the desired population and employment
outcomes, and will also detract from the creation of amenity in the area.

BUILDING HEIGHT & FLOOR AREA RATIOS (FAR)
Following consideration of the context of our site and the proposed built form controls of
Amendment GC81, we recommend that these be reviewed further, to rectify inconsistencies
and provide a more logical future built form outcome.
The overlapping of height controls and Floor Area Ratios (FAR) is unclear. There are also no
preferred height limits applicable, which results in a lack of clear guidance around development
potential for the site.
In relation to Floor Area Uplift, there is also a lack of clarity for securing community benefits.
Clear performance measures should be provided to ensure certainty in terms of uplift measures
for those considering redevelopment of their land. Furthermore, strategic justification should be
provided around how these measures have been determined.
We support the inclusion of a Design and Development Overlay to provide design guidance,
however, the use of mandatory controls will impact the ability of the site and broader area to
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contribute to the necessary residential floor space requirements, particularly those sites that are
further impacted by proposed parks and roads.
The subject site holds significant potential to contribute towards the revitalisation of Fishermans
Bend. The location of the subject site within the Lorimer Precinct lends strong strategic support
for appropriate intensification within an area that is in close proximity to the Central City. The
subject site is fortunate to have limited sensitive interfaces. We submit that there are no special
circumstances that warrant the use of mandatory controls.
To assist in your deliberations, we have had Rothe Lowman prepare an “after” set of plans
showing a masterplan for the site that would present a compliant scheme under the draft
controls for the new Fishermans Bend Framework Plan. This is contained in Appendix C to this
submission. Overall, the proposed controls will limit the development potential of the site and its
ability to contribute towards housing targets as indicated in the table beneath.
Proposed
Development

Proposed Development
with Draft Controls

Change

Total Apartments

2,538

1,073

-58%

Commercial / Retail
Floor Area (GFA)

9,750

33,170

+240%

Car Parks

1,367

974

-29%

ACCESS TO FISHERMANS BEND
The public transport ambitions within the Framework Plan are welcomed to provide for direct rail
and tram line into the Central City and beyond. However, the cost and delivery of this
infrastructure remains uncertain and we consider that the future provision of such public
transport infrastructure should optimise land use and development opportunities along its length
rather than limit development opportunities through density controls introduced by the
Framework Plan.
Travel to Fishermans Bend is further compromised under the proposed Parking Overlay
(Schedule 13 – Capital City Zone – Fishermans Bend), that proposes significantly reduced car
parking rates. While we support the notion of sustainable transport and a car minimisation
policy, it is illogical to reduce the car parking rates where there are no alternative means of
transport available in the event that the public transport options do not eventuate.
The Fishermans Bend Draft Framework Plan does indicate the need for public transportation,
however, it does not stipulate the timing and delivery of this infrastructure and also does not
provide a funding plan. We are of the opinion that more certainty is required and car parking
rates should not alter until there is sufficient public transportation infrastructure in place.

COMMERCIAL VIABILITY
Dexus also notes that requiring a minimum of 1.7 FAR of commercial space in the Lorimer
Precinct is not commercially viable. This would generate an approximate 30,000 square metres
of office floor space on the subject site, an amount that would take a number of years to lease
even in a CBD context, let alone an urban renewal area that does not contain the benefits of the
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CBD in terms of transport connections, amenity and proximity to other businesses of similar
scale.
It is proposed by Dexus that the overall Fishermans Bend precinct would benefit from focusing
the commercial activity around the Employment Hub where the former GMH site will be a
catalyst for activity and an attraction for tenants, and in proximity to the proposed train line, such
as in the Sandridge precinct which is designated as “one of Melbourne’s premium office and
commercial centres”.
The Lorimer precinct is segregated from the Sandridge precinct and the Employment Hub by
the Westgate freeway. Allowing uses that are suitable for the Lorimer precinct, including
residential, retail, sporting and education uses, to develop in a timely manner will promote
activity in the area and confidence in the strategic plan being delivered. This will in turn further
attract tenants to the area, with travel distances throughout the broader area remaining short
and convenient (assuming delivery of transport infrastructure).

PUBLIC OPEN SPACE
Dexus shares in principle support for the provision of public open space within the precinct.
However, the extent of open space required on the subject site with no offsetting benefits in
terms of uplifts needs appropriate strategic justification.
A linear park network is proposed for Fishermans Bend and will serve as the organising
structure within Fishermans Bend. The Public Open Space Strategy (2017) does not specify as
to why certain properties have been identified as areas for Public Open Space. The
appropriateness of these public open space areas will not be determined until development
begins to take shape in Fishermans Bend. These areas may be heavily impacted by wind and
other elements, which may deter people from utilising the parks. Further justification for the
selection of these areas as public open space and their scale is required.
Opportunities to work with other land owners should also be explored in which, public benefits
can be provided off-site or traded between other sites within the precinct. To be able to
negotiate with other land owners about public benefits, may allow for more equitable
development opportunities across the precinct.

DRAFT FRAMEWORK PLANNING PROCESS
Dexus is concerned with respect to the timing of the planning process for GC81. The
Fishermans Bend area was rezoned in 2012 and since this time, work to update the controls
has been sporadic and fragmented. The changing nature of the controls has provided no
certainty to land owners.
The latest suite of controls has been issued with limited time to review and make comment,
particularly given the extensive nature of the controls. Further, directions hearing and panel
hearing dates have been set with a truncated time frame and with limited notice to arrange
appropriate representation.
These timeframes are inadequate for the nature and scale of changes sought in this important
urban renewal district.
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CONCLUSION
Dexus appreciate the opportunity to provide a submission to the Draft Framework Plan. We
trust that the issues raised within this letter assist Government in developing appropriate
planning policy to guide the on-going urban renewal of Fishermans Bend.
We look forward to reviewing further iterations of the controls and participating in the Panel
process. We also reserve the right to add to this submission.
Please do not hesitate to contact the undersigned on 0402 922 849 or
trudy.rickard@dexus.com if you have any queries.
Yours sincerely,

Trudy Rickard
Dexus
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APPENDIX A – DRAFT PLANNING CONTROLS
AMENDMENT GC81
The key provisions and elements that are proposed to apply to the subject site are the following:

The inclusion of the site in a ‘Core activity area’ within the Lorimer Precinct


The inclusion of the site in a ‘sports and recreation hub investigation’ area



The introduction of a mandatory Floor Area Ration of 5.4:1 (with discretionary requirement
that commercial floor space represents a FAR of 1.7:1 within the overall FAR of 5.4:1)
unless any additional floor area is associated with a non-residential use of a public benefit
is agreed to by the Responsible Authority



The introduction of unlimited building height



The introduction of new building setback provisions, including a mix of mandatory and
discretionary provisions



A 10 metres landscape setback along the Lorimer Street frontage



The introduction of a large public open space area



The nomination of Turner Street and Ingles Street as a ‘primary active frontage’ and a small
portion of Ingles Street nominated for ‘secondary active frontage’



The introduction of a 22 metres wide road that intersects the site from east to west and 12metre-wide roads



The introduction of a new indicative laneway from north to south



A provision that states that a permit must not be granted if the abovementioned roads and
landscape setbacks are not provided



Road closure of Turner Street to create future open space



A provision that states that a permit must be granted where vehicle access points are
proposed where ‘no crossovers permitted’ except where a new street or laneway is being
created or no other access is possible



The provision of a 4-star Green Star (or equivalent) sustainability rating



The qualitative provisions related to wind effects on the public realm and active street
frontages



Minimum floor to floor height provisions ensuring future adaptability of buildings



Mandatory car parking rates, unless an alternative parking plan, responding to certain
criteria, is approved
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APPENDIX B – PRE-APPLICATION PLANS
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APPENDIX C – AMENDMENT GC81 PLANS
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