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Prahran Vic 3181

14 December 2017

Planning Panels Victoria
1 Spring Street
Melbourne Victoria 3000

Dear Sir / Madam,

Submission to Fishermans Bend Draft Framework
14 & 16 Salmon Street, Port Melbourne
Introduction
This submission relates to the properties at No. 14 and 16 Salmon Street, Port Melbourne (the subject
site), and the implications of the Fishermans Bend Draft Framework upon the future of the subject
site.
The rezoning of Fishermans Bend in 2012 demonstrated the Government’s commitment to the urban
renewal of the area, whilst Plan Melbourne reiterates this vision by identifying Fishermans Bend as an
expansion of the Central City.
Prior to November 2016, planning policy enabled and encouraged the intensive redevelopment of
land within Fishermans Bend. The introduction of new controls by the Minister for Planning in
November 2016 fundamentally impacted development potential within Fishermans Bend, creating a
high degree of uncertainty for developers. It is understood this process was implemented in order to
allow more thoughtful and considered controls for Fishermans Bend. However, we consider the new
draft Framework:
•
•
•
•

Continues to exacerbate uncertainty for land owners.
Is misaligned to the long-standing vision for Fishermans Bend as an expansion of the Central
City.
Provides for heights in some locations, including the subject site, that do not optimise use of
existing infrastructure, such as bus routes and open space.
Misaligns height controls and Floor Area Ratios.

We urge the Fishermans Bend Taskforce and the Minister for Planning to further consider and
acknowledge the significant potential of this area to contribute jobs and housing in a city which is
growing faster than anyone has anticipated. This letter sets out our views in greater detail.

Subject Site
The subject site is located toward the southern edge of the Wirraway Precinct, within a Capital City
Zone – Schedule 1 and is approximately 3.0 kilometres from the edge of the Hoddle Grid. The site is
rectangular with an approximate area of 2,200 square metres, with a 55 metre wide frontage to
Salmon Street.
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Figure 1 – Aerial of the subject site and surrounds

Impact of the Draft Framework Plan and Controls
The Fishermans Bend Draft Framework Plan and proposed controls under Amendment GC81 will
significantly limit the development potential for the subject site. Specific to the site, the key
implications of the draft controls are summarised as follows:
•

Building Height
The framework intends to apply a discretionary 4-storey height limit to the subject site, which
we consider to be unreasonably low given the surrounding context. The intended height limits
of immediately adjoining sites include under the proposed framework are as follows:
-

South (fronting Williamstown Road)
North (frontages to Salmon & Plummer Streets)
North-east (facing JL Murphy Reserve)

4 storeys (mandatory)
24 storeys (discretionary)
10 storeys (discretionary)

Given the anticipated scale of built form to the north and north-east of the site, the proposed
4-storey height limit is considered substantially inadequate, specifically in terms of providing a
transition in building height between the 4-storey form fronting Williamstown Road and the 24storey height immediately north of the site. We submit that a more appropriate building height
for the subject site is 10 to 12 storeys, as this will provide an appropriate built form transition
between Williamstown Road properties and the anticipated 24-storey built form within the
Wirraway Precinct to the north.

Figure 2 – Building Height Controls (subject site highlighted)
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This height is highly appropriate in this context given:
•

The subject site and immediately surrounding sites are strategically located along an
existing bus route and nearby to a proposed tram route and potential metro railway
station to the north. Accordingly, this existing and proposed infrastructure within the
immediate site surrounds creates an ideal context for robust mixed-use development
comprising higher residential densities.

Figure 3 – Public Transport Map (subject site highlighted)

•
•

A height of 10 to 12-storeys provides for a transition from the 4-storey development along
Williamstown Road (as set out above).
The greater height would assist in delivering on other aspirations within the Framework
Plan, with regards to green linkages and a precinct identified for health and education
uses.

Furthermore, being industrial in nature, sites within Fishermans Bend generally benefit from a
lack of sensitive interfaces. The context therefore, lends itself to intensive redevelopment,
thereby protecting and conserving residential areas with established character, or the more
environmentally sensitive areas of Melbourne.
The future 10 to 12-storey height limit for the precinct should be discretionary and be subject
to detailed future overshadowing analysis and particular design principles to determine
appropriate future building heights on the site.
•

Floor Area Ratio (FAR)
The site is identified as a ‘non-core precinct’ within the Wirraway Precinct and is proposed to
have an applicable 2.1:1 floor area ratio (FAR). Implementing this FAR will significantly limit
the total allowable floor area to approximately 4,620 square metres for this site.
In realistically considering this FAR in the context of development cost and overall yield, it is
likely that the FAR will result in a development outcome more akin to a townhouse dwelling
typology, as opposed to a mixed-use medium density development as originally aspired for
this area within Fishermans Bend. This would not enable the highest and best use of the land
and would render the redevelopment of this site unviable, putting the site at risk of being left
vacant an underutilised.
There appears to be a lack of sound strategic justification for the proposed ratios proposed
and they appear to be based on population estimates that are grossly underestimated. These
controls are unreasonably prohibitive and will result in a significant underutilisation of the
subject site and other sites in prime locations within Fishermans Bend. Accordingly, the floor
area ratio should be revised to accommodate a development of 10 to 12-storeys.
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The framework identifies ‘investigation areas’ for potential health and education opportunities,
however we consider the ability to deliver such outcomes is not viable given the proposed
restrictions on built form and floor area anticipated by the framework, and likely development
of the site for townhouse development. Rather, we submit that the inclusion of employment
opportunities and community facilities within Fishermans Bend should be incentivised for
developers rather than mandatory, in order to deliver high quality outcomes which will benefit
the future Fishermans Bend community.

Conclusion
We consider that the long-term development potential of the subject site is a missed opportunity for
delivery of a range of aspirations for Fisherman’s Bend.
We trust this submission is valuable for consideration of the draft Fishermans Bend controls. Should
you require any further information or wish to discuss, please do not hesitate to contact me on 0418
300 399 or email j.weinmann@bigpond.com.
We look forward to your favourable consideration of this matter.
Your Sincerely,

Jacob Weinmann
Director
For & on behalf of Bellamia Nominees Pty Ltd & PCLC Investment Pty Ltd
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