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Fishermans Bend Framework (consultation draft) and Amendment GC81
City of Port Phillip Submission
Executive Summary
The City of Port Phillip (Council) supports the Vision for Fishermans Bend as a “world leading urban renewal project”
that sets new benchmarks for economic prosperity, sustainability, design, place making, smart urban management and
active and public transport. Council believes that the draft Framework and planning controls must be similarly bold to
enable the Victorian Government’s ambitious Vision to be realised.
Council recognises the unique position of Council and the community in being part of the development of a new city
that will be an extension of Melbourne’s CBD, home to 80,000 people and 80,000 jobs by 2050. Council is determined
that the current planning for Fishermans Bend sets the right groundwork for realising the Vision and creating a lasting
positive legacy for future generations.
The release of the draft Fishermans Bend Framework and Amendment GC81, is a critical next step in the planning and
delivery of Australia’s largest urban renewal Green Star community. With three of the five Fishermans Bend precincts
within the City of Port Phillip, Council welcomes the opportunity to provide feedback on the draft Framework and
planning controls. Additionally, Council looks forward to working in partnership with the Victorian Government, City of
Melbourne and land owners to bring the precincts and community to life.

Realising the Fishermans Bend Vision
Council believes the overall intent of the draft Framework and Amendment GC81 is sound and on the right path to
delivering the Vision for Fishermans Bend. However, Council contends that there are some key changes which must be
made to the Framework and planning scheme controls, to prevent the area falling short of the adopted Vision. In
addition, there are a number of significant elements of Fishermans Bend ‘strategy’ missing, which makes it difficult for
Council to provide meaningful comments on the Framework.
Council calls on the Victorian Government to progress the following as a priority, alongside the planning framework.
•

Clearly defined governance arrangements
The successful delivery of Fishermans Bend will require effective partnerships across all levels of
government and all sectors. Governance arrangements need to detail clear roles and responsibilities, and
leverage the collective strengths of all stakeholders to maximum effect. They must enable a facilitation and
brokering approach by government, given its limited ownership and control of land within the precinct.
Council seeks a meaningful role in all decision-making forums for Fishermans Bend, including on-going
strategic planning, determination of development applications, and agreeing the pipeline of infrastructure
to be funded and delivered.

•

Development of a funding and financing plan
Funding and financing details have not been released alongside the draft Framework and this is of key
concern of Council. A plan is essential to convey confidence that infrastructure is affordable, and that
financing arrangements will provide the ‘cash flow’ to deliver catalyst infrastructure in a timely manner.

•

A transition plan and program
There is a need for government to create ‘the place’ in Fishermans Bend through leadership, partnership
and demonstration projects, as well as investment in catalyst infrastructure. This is crucial to set the tone
for the precinct and deliver key elements of place for new communities.
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Council calls on the Victorian Government to prioritise investment in the following infrastructure.
•

Delivery of the entire tram network within five years
Early delivery of public transport is critical to the success of Fishermans Bend. Delivery of the entire tram
network by 2022 is essential to unlock the development potential of Sandridge and Wirraway, deliver jobs,
provide connection to the CBD and ensure sustainable travel choices are available to create a liveable
precinct.

•

Delivery of the ‘Sustainability Hub’
Council urges Victorian Government support to deliver a sustainability hub in the Employment Precinct.
With support from both City of Melbourne and City of Port Phillip, this catalyst project for Fishermans Bend
could incorporate integrated advanced waste and water treatment facilities, a transfer station and resource
recovery centre, and a community and business education centre. This is crucial to enable Fishermans Bend
and inner Melbourne to meet its targets for waste diversion and reduced potable water use.

•

A precinct scale landscape solution to flooding and water management
Council considers flooding is a key strategic risk for Fishermans Bend and it presents one of the greatest
challenges for successful renewal. A precinct scale landscape solution to flooding and water management
must be developed, funded and implemented as a priority.

Council calls on the Victorian Government to adjust the draft Framework and proposed planning controls.
•

Set higher benchmarks for sustainability, open space and housing affordability
Council wants to raise the bar on some key targets and strengthen planning controls, to provide greater
certainty in relation the delivery of a number of its strategic priorities:
- Increase the mandatory Green Star rating to 5 Star As-Built, to ensure sustainability targets are achieved.
- Increase the public open space contribution to 10 per cent, to realise delivery of the public space network
- Revise affordable and social housing targets (to 6 per cent social housing and 20 per cent affordable housing
overall), to ensure low and moderate income households can afford to be part of a diverse future
Fishermans Bend community. Affordable housing needs to be delivered through a combination of ‘opt-in’
(incentivised) and ‘mandated’ (inclusionary) planning mechanisms.

•

Adopt a comprehensive approach to urban design
Council wants to see some refinements to the policy and spatial components of the Framework – to ensure
an integrated plan that delivers quality urban design and place outcomes. This includes:
- Getting the urban structure right. The Framework needs to further embed the structuring elements of
place; core retail areas, community hubs, open spaces, and key public transport, walking and cycling
networks; and integrate these elements to support functional and liveable neighbourhoods. The
development of more detail Precinct Plans is critical to testing and refining these aspects of the Framework.
- Placing greater emphasis on design quality. The Framework makes limited mention of quality design.
Conversely, Council considers that the design quality of buildings and the public realm as fundamental to
creating a liveable, high density place.

•

Embed detailed Precinct Planning
The completion of Precinct Plans and incorporating these into the statutory planning framework for
Fishermans Bend is a priority for Council. This work is testing and refining the detail of the draft Framework
and planning controls, to ensure the Vision is realised. The City of Port Phillip is heavily invested in this work
which will result in more robust design controls, improved deliverability and quality of the public space
network, and well-defined activity centres which will become the ‘community heart’ of new neighbourhoods.

Figure 1 overleaf provides a one-page summary of Council’s key position on the draft Framework, Amendment
GC81 and what Council considers to be the key success factors for delivering world class renewal at Fishermans
Bend.
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Fishermans Bend Draft Framework - Overview of City of Port Phillip Submission

Fig. 1
Strong support & alignment

Key Messages








Government leadership, commitment and effort is essential - across all precincts - to set Fishermans Bend up for success
The framework is on the right path and generally aligned with the ‘agreed’ Vision
Further detail is however, needed on how the aspirations and targets in the Framework will be achieved
Stronger planning controls are essential to realise the Framework
Need to raise the bar on some key priorities; affordable housing, ESD and open space delivery
There are key aspects of ‘the plan’ missing; in particular a funding and finance plan, and governance arrangements
Early delivery of catalyst transport and community infrastructure must be a Government priority.

Aspirations and Targets aligned but need to strengthen delivery / provide additional detail
Need to ‘raise the bar’ on targets / standards / timing or approach to delivery
Key concern or ‘gap’

FISHERMANS BEND – VISION AND PRIORITY OUTCOMES
WHAT we want to
achieve?

A diverse, connected
community

PRIORITY
OUTCOMES

• Housing diversity &
choice

&
ALIGNMENT OF
FRAMEWORK

KEY ASKS
(changes to
Framework)

• Social & Affordable
Housing
• Provision of ‘Community
Hubs’
• Infrastructure provision
that aligns with demand
• Increase Target to 6% social
and 20% affordable housing.
• Certainty over delivery of
affordable housing through
use of incentivised (opt-in
FAU) and mandatory
(inclusionary) mechanisms

• Certainty over location and
delivery model for ‘community
hubs’ in each precinct.

• Address risk of a significant

A vibrant, sustainable
economy
• Achieve employment
targets and true ‘mixed
use’ precincts
• Montague as an
innovation district
• Sandridge as the primary
commercial and retail hub
of FB
• Define economic role for each
precinct, and investment
attraction strategy / govt. effort
in all precincts
• Mandate commercial floorspace in ‘core’ areas
• Commitment to leverage
Montague’s potential as an
innovation district / to grow the
established creative cluster

shortfall in community
infrastructure provision,
including schools

Liveability & Place Identity

• Urban Structure which
reinforces place & creates
diverse mixed use
neighbourhoods
• Early investment to
secure and create the
public space network

• Inclusion of a Future Urban
Structure Plan, including
defined activity centres with
designated core retail areas,
community hubs and key public
spaces – to create a civic
presence the ‘community heart’
within each neighbourhood

• Increase Public Open Space
contributions to 10% of site
value – to increase the
deliverability of new public
spaces / delivery of public space
network fully funded

HOW?

A clear and agreed vision supported by an effective planning framework

Critical Success
Factors







The lack of a funding and financing plan is a key concern of Council - this is crucial to
give confidence that all essential infrastructure can be delivered and there is no
significant funding gap.
A range of value capture mechanisms, levies and other taxing arrangements will be
needed to funding the significant infrastructure requirements for successful renewal

Governance arrangements



Integrated, Sustainable
Transport

Embedded
Sustainability

• Manage density to ensure
liveability

• Early delivery of public
transport (tram and train)

• Leading practice
sustainability standards

• Design controls that
produce high quality
buildings and create
distinctive
neighbourhoods

• An integrated, spatial
transport network that
prioritises walking, cycling
and Public Transport

• Innovative & integrated
energy, waste and
water solutions

• Density controls adjusted to
align with population targets
at full build out / limit on Floor
Area Uplift & make provision
for additional infrastructure
• Design quality embedded
within the Framework /
inclusion of ‘design quality’
principles

• Test & refine design controls
to ensure delivery of diverse
building typologies and the
distinct neighbourhood
character/vision for precincts

• Managed freight
movement from the port
to protect amenity

• A landscaped solution
to flooding & water
management

• Commitment to complete
business case for full tram
network in 2017/18

• Align sustainability aspirations
and targets with a clear plan and
commitment to implementation

• Date for delivery of full tram
network within 5 years

• Apply 5 Star Green Star ‘As-Built’
rating for all developments

• Target date for delivery of train
(Metro) within 15 years

• Commitment to delivery of the

• Funding to deliver redesigned
roads that prioritise walking,
cycling and Public Transport

Sustainability Hub to achieve
waste and water targets

• Commit to a landscaped solution
to flooding & water management

• Removal of the elevated freight
route (train / road) /
identification of alternative

Council supports the 2016 Fishermans Bend Vision for ‘thriving place that is a leading example of environmental sustainability, liveability, diversity and innovation’.
The draft Fishermans Bend Framework generally embodies this vision through its eight sustainability goals, however there is a lack of certainty and clarity about how aspirations and targets will be achieved.
Whilst the intent of the Planning Framework is sound, stronger planning controls are needed to create certainty over outcomes and to deliver on key Council priorities: increased open space contributions, a higher ‘green star’
rating for new buildings, and affordable housing requirements in addition to the proposed ‘opt-in’ controls.

Committed funding streams and finance


Quality Design &
Development

Lack of clarity risks an effective partnership approach to achieve ‘world leading’
renewal – roles and responsibility of all stakeholder need to be clear
Governance arrangements must recognise Government control through land
ownership is limited and emphasise facilitation, brokering and partnership roles

The City of Port Phillip seeks to be directly involved in decisions on Funding and Financing arrangements that:
 Establish a fully costed and fully funded DCP/ICP that excludes State infrastructure items
 Funds State infrastructure through a range of revenue streams including Land Tax, Stamp Duty, and other levies
 Are affordable and sustainable for Council, and fair from inter-generational equity and causer/user pays perspectives
 Recognises Council’s rate revenue must be directed to maintenance and service delivery rather than delivery of new infrastructure
 Financing arrangements must create the necessary ‘cash-flow’ to deliver catalyst/early infrastructure and projects
The City of Port Phillip seeks to be directly involved in designing Governance arrangements that:
 Include a meaningful role for Council across all decision-making including: on-going strategic planning and determining an
infrastructure pipeline for delivery
 Council to have broadened ‘Responsible Authority’ status and formal Referral Authority status (where Council is not the RA)
 Includes it as a full partner in the immediate Precinct Planning and Infrastructure Business Case processes

Creating ‘the place’ through leadership and partnerships


Government must be pro-active and show leadership in the delivery of catalyst infrastructure and projects that ‘set up’ Fishermans Bend for success. Leadership to create an early sense of place through place making
projects and activation, particularly around future activity centres, is key in the early stages of Fishermans Bend.
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Fishermans Bend Framework (consultation draft) and Amendment GC81
City of Port Phillip Submission
Introduction
The City of Port Phillip (Council) welcomes the opportunity to provide feedback on the draft Fishermans Bend
Framework and Amendment GC81, the supporting planning controls. We commend the Victorian Government
and the Fishermans Bend Taskforce on its work leading to the delivery of the draft Framework and planning
controls, and Council looks forward to working collaboratively and constructively to further refine the details of
this fundamental planning framework.
The 2016 Vision for Fishermans Bend as “a world leading urban renewal project” is supported by Council.
Fishermans Bend is an opportunity to set new benchmarks for inner city renewal, in respect to economic
prosperity, sustainability, design, place making, smart urban management, community service provision, as well
as active and public transport.
Council wants Fishermans Bend to be regarded as a positive legacy of its term, with the Framework needing to
provide the right foundation for this. The Framework is, however, only one component. Essential elements for
the successful delivery of Fishermans Bend are yet to be put in place; on-going governance arrangements with a
meaningful role for Council, a clear funding and financing strategy and a transition plan are all essential.
Fishermans Bend is unique. There are few international renewal projects of this scale, with over 300 sites in
private land ownership. This requires new thinking, planning approaches and delivery frameworks. A ‘business
as usual’ approach will not deliver the Vision for Fishermans Bend. Getting the right development at Fishermans
Bend is dependent on the right catalyst investment in infrastructure, development incentives and regulation,
and facilitation of strategic place-making and demonstration projects.
The success of Fishermans Bend will depend on strong government commitment and a partnership approach to
delivery - across all levels government and all sectors. Council looks forward to being a part of this.

Approach and outline of submission
Council’s submission comprises three parts:
Part A: An overview of the core elements which Council considers essential to achieve successful urban renewal
at Fishermans Bend – ‘the how’.
Part B: Council’s ‘priority outcomes’ for Fishermans Bend – ‘the what’. This includes a section on priority next
steps, highlighting the crucial role of detailed precinct planning to shore up deliverability of the
Framework.
Part C: Detailed comments on Amendment GC81– the proposed Planning Controls.
Part B, the ‘priority outcomes’ are grouped under themes, which align with the Vision for Fishermans Bend. They
provide the basis for assessing the draft Framework and planning controls. For each priority outcome, the
submission outlines:
•

What the Framework must deliver

•

Why this is important

•

Aspects of the Framework the Council supports

•

Aspects of the draft Framework that require change
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In undertaking this assessment, Council has considered that the Fishermans Bend Framework and supporting
planning controls must fulfil three fundamental roles:
1.

Establish targets, objectives and strategies that demonstrate how the key elements of the Fishermans
Bend Vision will be achieved, and provide a road map to guide more detailed planning and delivery.

2.

Direct government (and facilitate private sector) investment in infrastructure that catalyses and supports
the development of Fishermans Bend.

3.

Effectively guide private development outcomes through the assessment of planning applications.

Part A
Success factors for implementing inner urban renewal
Council considers there are four fundamental elements that must combine to set Fishermans Bend up for
success.
Success factor 1 - A clear and agreed vision, supported by effective planning framework
This will deliver world leading’ renewal of Fishermans Bend.
•

•

Successful urban renewal precincts require a
clear and agreed idea of what success looks like
and how this will be achieved. This includes
setting targets and standards, but more
importantly forms the basis to facilitate
outcomes through meaningful partnerships,
committed funding streams for early delivery of
infrastructure, and government led projects to
set the tone.
The 2016 Vision has rightly set aspirational
outcomes for Fishermans Bend. The
Framework’s role is to build on and provide
greater detail on development, community and
place outcomes, and offer clarity and certainty as
to how these will be implemented.

“Governments have a critical role in
creating the right ‘mix’ of incentives
to encourage urban renewal.
Setting a clear policy framework
encapsulating the balance of these
incentives is critical in providing
developers (and the community)
with sufficient certainty to invest in
developing concepts which can
truly be described as ‘World Class’.”
(Clayton Utz, KPMG, 2014, p25)

•

While the Framework builds on the Vision, the planning controls must provide the legal underpinning to
ensure development delivers the intended outcomes.

•

Good planning controls strike the right balance between ensuring that minimum standards are
achieved, whilst also providing flexibility for exemplary outcomes to emerge.

•

A bold vision demands strong planning controls based on:
-

Sound spatial planning that reinforces the key elements of place (core retail areas, community
hubs, open spaces, and key transport networks) and integrate these elements to support
functional and liveable neighbourhoods.

-

Clear requirements to regulate market outcomes for essential land use and development
outcomes, particularly for strategic and/or complex sites. Strong planning controls are essential
given the high proportion of private land ownership.

-

Incentives for private development to deliver public benefit including community infrastructure
and affordable housing.

-

Staging tools that protect longer term strategic outcomes on key sites, before infrastructure can be
put in place and/or the market is in a position to capitalise on these opportunities.
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Success factor 2 - Committed funding streams and finance
This will deliver essential infrastructure to the precinct and give confidence for investment.
•

Confidence that infrastructure is affordable and deliverable in a timely manner is essential. Accordingly,
the absence of a clear plan for funding and financing the delivery of Fishermans Bend is of major
concern to Council and makes it difficult to provide meaningful comments on the Framework and
planning controls.

•

Striking the right balance between public and private sector funding will be crucial, particularly
recognising the complex development context, high levels of private land ownership, and the extensive
infrastructure provision and upgrades required to support successful renewal.

•

A detailed Development Contributions Plan (DCP) is a critical component of the overall planning control
framework and remains a key gap. If an Infrastructure Contributions Plan (ICP) is contemplated, a
supplementary contribution plan will need to be considered. An ICP has limitations to ‘allowable
infrastructure’ and hence likely funding generated, particularly given fragmentation of land ownership
limits the scope for ‘developer works’.

•

Financing arrangements also need to be put in place, to provide the necessary ‘cash-flow’ to deliver
catalyst infrastructure and projects. Early public investment will leverage long term benefits, ensuring
quality development and incentivising the right private investment.

•

Government must progress development of a funding and financing plan as a priority to prove
deliverability of the Fishermans Bend Framework and support its implementation. The plan must:
-

Be fully costed (verified cost estimates) with revenue generated closely aligned with the
overall infrastructure cost over time. Both these elements are fundamental to ensuring there is no
significant funding shortfall.

-

Include projected revenue from the full spectrum of sources and value capture instruments
including; land tax, stamp duty, and other levies.

-

Include a fully costed and funded Development Contributions Plan (or Infrastructure Contributions
Plan) for the delivery of local infrastructure.

-

Ensure State infrastructure is not funded through the DCP or ICP, but through alternative revenue
sources (including land tax, stamp duty, and other levies), to ensure there is no short fall in the
funding of local infrastructure.

-

Recognise that Council’s rate revenue must be primarily directed to on-going maintenance and
upgrades of infrastructure, and to service provision. Rate revenue must not be seen as a significant
source of funding for the delivery of new or substantially upgraded infrastructure.
Council’s capital expenditure on new infrastructure and assets is currently only four per cent of its
total budget spend. Council is already maintaining assets in Fishermans Bend and early residents
will rely on infrastructure and services provided in surrounding neighbourhoods.

•

-

Establish funding and finance arrangements that are affordable and sustainable for Council, and
fair from both inter-generational equity and causer/user pays perspectives.

-

Ensure that the development sector contributes its ‘fair share’ of local infrastructure, such as new
roads, lanes and public space.

-

Include financing arrangements that will ensure timely delivery of infrastructure.

Direct involvement of Council in the development of the funding and financing plan is essential. Any
consideration of Council revenue necessitates this involvement, in addition to the fact that Council will
often be the asset owner, responsible for on-going maintenance and potentially the service delivery
agency of local infrastructure delivered.
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Success factor 3 - Governance arrangements
These should enable Council to work together with other tiers of government, the private sector and the
community, to get Fishermans Bend off to the best possible start and achieve a successful transition over the
coming decades.
•

An effective governance framework will
ensure roles and responsibilities are clear,
and partnerships are formed in a way that
enables the collective strengths of each
stakeholder to be leveraged and used to
maximum effect.

“Implementing a vision for urban renewal
requires cooperation between the public
sector, the private sector and the
community.”

(Clayton Utz, KPMG, 2014, p25)

•

Council is concerned that it has not been engaged by the Victorian Government on a future
governance framework for Fishermans Bend, and that comments on the Framework are being
provided in the absence of these arrangements.

•

An effective governance framework will ensure roles and responsibilities are clear, and partnerships
are formed in a way that enables the collective strengths of each stakeholder to be leveraged and
used to maximum effect.

•

In the immediate term, Council seeks to be a full partner in both:
−
the development of detailed Precinct Plans for Montage, Sandridge and Wirraway
−
the development of business cases for infrastructure investment.

•

The delivery of infrastructure at Fishermans Bend will be complex due to the lack of Government land
and the highly fragmented private ownership of sites. Governance arrangements must:
−
enable the government’s role as a facilitator and broker, given its limited control through land
ownership which is a key point of difference from most other renewal precincts
−
include the capacity for land acquisition and assembly, to set up strategic sites and catalyst
projects for delivery in the early stages of Fisherman Bend
−
provide clarity over responsibilities for infrastructure delivery and the coordinated delivery of
infrastructure by different agencies.

•

Governance arrangements must provide a meaningful role for Council in all decision-making forums
for the implementation of Fishermans Bend, including:
−
on-going strategic planning for Fishermans Bend (including monitoring and review of the
Framework)
−
broadening of Council’s role as the Responsible Authority (RA) for determining planning
applications
−
establishment of formal Referral Authority status, if and where Council is not the RA
−
agreed pipeline (staging) of infrastructure delivery across the precinct to catalyse development
and a clear public realm transition strategy
−
design standards and delivery models to ensure local infrastructure is ‘fit for purpose’, and
−
potential responsibility for managing affordable housing contributions, through a trust (or similar
mechanism) that ensures contributions are protected in perpetuity and deliver maximum
benefits back to the local area.
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Success factor 4 - Creating ‘the place’ through leadership and partnerships
This should see the early delivery of catalyst infrastructure and projects which set up the urban structure, create
a civic presence and establish Fishermans Bend as a place to invest. Government effort and funding needs to be
directed early to the mixed use precincts of Fishermans Bend as well as the Employment Precinct.
•

A committed pipeline of city-shaping infrastructure
This is the most effective way that government can
catalyse development that achieves the Vision.
Examples from around the world show demonstrative
investments in public transport infrastructure, key
streets and civic spaces are the key to driving quality
outcomes.

•

“Governments should embrace the
opportunity to use transport investments as a
direct catalyst for urban renewal and
regeneration.”
“…experience shows that the most successful
urban renewal projects are recognised for the
delivery of a public realm”
(Clayton Utz, KPMG, 2014, p25)

Transition leadership and partnerships
Government effort and resources are needed to manage the transition of Fishermans Bend from its
current industrial state to its future state as an exemplary renewal precinct. Government must be proactive in the facilitation and delivery of catalyst projects that ‘set up’ Fishermans Bend for success. This
includes:
-

Creating an early sense of place, through place making projects and activation, to develop new
communities and for investment attraction. The Green Square Library, Public Plaza and Town
Centre Project is an example of this.

-

Demonstration and partnership projects that ‘lead’, ‘facilitate’ or ‘package’ development
opportunities, particularly around future activity centres, are crucial in the early stages of
Fishermans Bend. They can establish the key element of place, such as community hubs, anchor
retail uses and civic spaces.

-

Transition initiatives that include support for the retention of established businesses aligned to the
vision, such as the creative industries cluster in Montague.

Immediate implementation priorities
In summary, Council considers that the following matters must be progressed along-side the finalisation of the
Fishermans Bend Framework and Planning Controls.
•
Establishment of clear governance arrangements that provide a meaningful role for the City of Port
Phillip and City of Melbourne.
•

Development (in consultation with Council) of a funding and financing plan which provides certainty
over deliverability and establishes a clear infrastructure investment pipeline.

•

Resolution of ‘key risk factors’ in particular: determining a landscaped solution to flooding, and a
solution to freight movement which facilitates port operations whilst protecting amenity.

•

A defined pipeline of precinct based infrastructure – including commitment to delivering the entire tram
network by 2022 (the priority catalyst spend), and delivery of the ‘Sustainability Hub’ which is crucial to
Fishermans Bend being able to meet its targets for waste diversion and potable water use.

•

A Transition Plan which includes:
−
Partnership and Demonstration projects: Joint ventures and PPP’s which promote investment
through ‘de-risking’ and facilitating the right development on strategic sites.
−
A place-making program of temporary ‘activation’ projects and ‘pop-ups’, including early service
delivery centres.
−
A plan for existing businesses, recognising Fishermans Bend as a functioning precinct and
supporting the retention of businesses which align with the vision.
−
An amenity management strategy to reduce the impacts of concentrated, on-going construction
activity.

•

Completion of Precinct Plans and embedding these into the planning framework for Fishermans Bend.
Further details on the role of Precinct Planning is provided in Part B of this submission.
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Part B
Priority outcomes - What the Fishermans Bend Framework must deliver
Part B provides Council’s detailed response to the draft Framework and high level comments on its
implementation through the proposed planning controls. This response is structured under the following
themes (aligned to the 2016 Vision) and Council’s priority outcomes:
Theme 1

A diverse, connected community

Priority Outcome 1.1 - Housing choice to support a diverse, family friendly community
Priority Outcome 1.2 - Social and affordable housing that provides for low and moderate income households
Priority Outcome 1.3 - Provision of well-located community hubs that meet service needs and create strong
social connections: ‘the right spaces in the right places’
Priority Outcome 1.4 - Infrastructure provision that is aligned with the projected resident and worker
population
Theme 2

A vibrant, sustainable economy

Priority Outcome 2.1 - Achieving employment targets and true ‘mixed used’ precincts by retaining and
attracting high-value jobs and businesses. This includes:
- Leveraging Montague’s potential as an innovation district
- Developing Sandridge as the primary commercial and retail hub of Fishermans Bend
Theme 3

Liveability and place identity

Priority Outcome 3.1 - An urban structure that reinforces place and creates diverse mixed use
neighbourhoods
Priority Outcome 3.2 - Early investment to secure and create a diverse, accessible and connected public space
network
Theme 4

Quality design and development

Priority Outcome 4.1 - Manage the density of Fishermans Bend to ensure liveability
Priority Outcome 4.2 - Design controls that deliver high quality buildings and create distinctive
neighbourhoods
Theme 5

Integrated, sustainable transport

Priority Outcome 5.1 - Early delivery of fast frequent public transport infrastructure to Sandridge and
Wirraway that:
- connects Fishermans Bend to the CBD and Melbourne’s wider transport network
- supports quality development and urban density
- mitigates the risk of entrenching car use.
Priority Outcome 5.2 - An integrated, connected transport network that prioritises walking, cycling and public
transport
Priority Outcome 5.3 - Freight movement from the Port of Melbourne is managed to protect the amenity of
Fishermans Bend
Theme 6

Embedded sustainability

Priority Outcome 6.1 - ‘Leading practice’ sustainability standards for development and the public realm
Priority Outcome 6.2 - Innovative and integrated energy, water and waste infrastructure solutions that
deliver real change
Priority Outcome 6.3 - A landscaped solution to flooding and water management
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Theme 1 - A diverse, connected community
The Fishermans Bend Vision 2016 commits to delivering:
Diverse communities
Fishermans Bend is a place for a diverse range of people at all stages of life. A variety of housing types,
including higher density and medium scale apartments, are complemented by community services, welldesigned open spaces and tree-lined streets. This creates a place where families of all types can live
fulfilling lives. Affordable housing is provided as part of the residential mix.

Fishermans Bend Vision 2016

Council’s strategic priorities, aligned to this Vision for Fishermans Bend, are defined by the following outcomes:

Priority Outcome 1.1
Housing choice to support a diverse, family friendly community
What the Framework must deliver
•

A significant percentage of dwellings to comprise three or more bedrooms, suited to family and larger
households.

•

Provision for adaptable dwellings, including dual key apartments and home-work spaces.

•

Provision of universally accessible dwellings to enable ageing in place.

•

Built form controls that ensure delivery of diverse housing typologies.

Why this is important
Fishermans Bend must evolve as an extension of Port Phillip and Melbourne’s inner region which are valued for
their rich social and cultural diversity. Access to a diverse housing stock and a choice of living environments will
support a diverse resident population, catering to the different needs of households with varied social and
cultural backgrounds, income levels, life stages and lifestyles.
The needs of larger family households in particular have not been met by new housing delivered in the inner
region over the last two decades, with the market dominated by one and two bedroom apartments. Future
housing provision at Fishermans Bend must also address:
•

the need for an increase in universally accessible housing to cater for an ageing population and persons
with limited mobility

•

limited availability of specialist accommodation for aged persons

•

housing that is designed to adapt to changing household needs over time, including working from
home.

Aspects of the draft Framework that Council supports
•

The target that one in three households are families with children.

•

The objective and associated strategies to ‘create an inclusive community that enables people to age in
place’.

•

Promotion of ‘adaptable dwellings and building designs suited to older persons’. (We note this is
supported by application of design standards that require 50 percent of dwellings to meet the needs of
people with limited mobility via Clause 58.05-1 – Accessibility objective of the Port Phillip Planning
Scheme).

•

The minimum requirement for 30 per cent of a site area (outside core areas in Sandridge and Wirraway)
to be set aside as communal open space, which also facilitates a range of building/housing typologies
(such as courtyard and perimeter block developments).
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Aspects of the draft Framework that require change
The draft Framework and the associated planning controls need to go further to facilitate housing diversity as
detailed below.
•

Amend the proposed local policy which encourages provision of three bedroom dwellings in
developments of more than 300 dwellings (Wirraway – 30 per cent; Sandridge - 20 per cent Montague 25 per cent) to:
apply the policy requirement to all developments of 10 or more dwellings (to align with the
existing Clause 58.02-3 Dwelling Diversity – a State provision in the Port Phillip Planning Scheme)
Increase provision of three bedroom dwellings in Wirraway from 30 per cent to 40 per cent.
These changes are essential to:
meet the target that one in three households are families with children. Limiting the housing
diversity requirement to very large developments would yield limited three bedroom dwellings,
particularly in Wirraway where the proposed Floor Area Ratios (FAR) will see few sites of more
than 300 dwellings.
better align with the vision for Wirraway as a “family friendly inner city neighbouhood”, direct
more family households to this precinct which offers highest provision of open space and schools.

•

Amend the local policy to encourage provision of adaptable dwellings for a wider range of households
and life-stage needs, beyond older persons. This could include provision for home-offices and extended
family households, through features such as removable/sliding internal walls, flexible layouts and
spaces with services located to allow adaptation, and dual key apartments which allow parts of
dwellings to be occupied independently.

•

Include a commitment in the Framework to on-going monitoring of housing delivered, with a review of
policy and stronger controls to be applied if a diversity of dwellings and housing typologies are not
being achieved.

Note: Theme 4 – Quality design and development provides a detailed assessment of the effectiveness of
planning controls in delivering diverse development typologies to offer housing choice.

Priority Outcome 1.2
Social and affordable housing that provides for low and moderate income households
What the Framework must deliver
•

At least 6 per cent social housing (community and public housing), maintained in perpetuity.

•

20 per cent of all housing to be affordable to low and moderate income households, including social
housing, private rental and home ownership models.

•

Planning mechanisms offering certainty that a range of affordable housing products will be delivered.

Why this is important
Providing affordable housing (including social housing) is crucial to achieving a diverse and inclusive community
at Fishermans Bend. This includes housing provision for key workers.
Planning mechanisms are needed to ensure delivery of affordable housing. The Fishermans Bend Urban
Renewal Area: Options for delivery of Affordable Housing study (Judith Stubbs & Associates 2013 commissioned
by Places Victoria) found that only 1.3 per cent of new housing in the Fishermans Bend would be affordable to all
households. Without government intervention it was projected that the private housing market would exclude:
• all very low and low income renters and purchasers, comprising small households with singles and
couples and family households with children
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•
•
•
•

all moderate income renting and purchasing family households
two thirds of small moderate income purchasing households
one third of small moderate renting households
low income wage earners and key workers.

High land values and limited government land in Fishermans Bend present a major constraint to investment in
affordable housing. Planning mechanisms are needed that:
•
•

•
•

both require and incentivise the provision of social and private affordable housing
facilitate delivery of a range of affordable housing products to address the broadening housing
affordability problem, including private rental and home ownership models for low to moderate income
households
maintain social housing delivered in perpetuity for future generations, through an affordable housing
trust or similar arrangement
provide the flexibility for contributions to be provided as units or ‘cash-in-lieu’.

Council recognises the need for the Victorian Government to establish planning requirements for affordable
housing that do not create an impediment to investment at Fishermans Bend. It is crucial that consistent
affordable housing requirements are applied across all renewal areas in Victoria, with the option for a staged
introduction of mandatory requirements to provide transparency and prevent market distortion.
Aspects of the draft Framework that Council supports
Council commends the inclusion of tangible strategies and planning mechanisms in the draft Framework to
deliver social and affordable housing, and is keen to be a partner in the delivery of these important initiatives.
Council supports:
•
•
•
•

inclusion of an Affordable Housing Target, directed at low to moderate income households.
(Clarification is needed as to whether this target is intended to be specifically for social housing.)
use of development incentives (via a Floor Area Uplift mechanism) to facilitate the provision of social
housing as a priority ‘public benefit’
exploring establishment of an affordable housing trust mechanism, and provision for cash-in-lieu
contributions to offer flexibility to the development sector
commitment to pursuing additional planning mechanisms, which could operate in tandem with the FAU
incentive scheme.

Aspects of the draft Framework that require change
Key asks
The draft Framework and supporting planning controls must go further to create certainty over the delivery
of social and affordable housing at Fishermans Bend through:
•

Specifying an affordable housing Target of 6% social housing and 20% overall affordable housing.
A six per cent social housing target is needed to reflect (and maintain) the existing level of social housing
across the inner region. A 20 per cent target for affordable housing overall (inclusive of the 6% social
housing) will encourage a broader spectrum of housing products (for low to moderate income
households), including affordable rental housing (e.g. ‘Build to Rent’ and ‘Rent to Buy’) and affordable
home ownership models (‘Shared Equity Housing’ and ‘Community Land Trusts’).

•

Use of both incentivised (‘opt-in’) and mandatory (inclusionary) planning mechanisms, to achieve
certainty that affordable housing will be delivered and encourage a diversity of housing products.
Mandated (inclusionary) affordable housing controls are standard internationally and increasingly
common place in renewal areas across Australia. Council recognises that planning requirements for
affordable housing must not create an impediment to investment at Fishermans Bend, and suggests the
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option for a staged introduction of mandatory requirements to provide transparency and to minimise
market impacts in the short term, while a broader based regional wide mechanism is established.
•

An affordable housing trust should be used to protect affordable housing ‘unit’ contributions in perpetuity
(as well as provide flexibility for ‘cash-in-lieu’ contributions).
The proposed planning controls would result in housing contributions being transferred directly to a
housing provider, rather than a trust. Council is currently investigating options for a future trust
arrangement that would provide for multiple partners and enable leveraging of contributed assets to
maximise the growth of affordable housing. We welcome the opportunity to work with the Victorian
Government to develop this option further.

•

Note: While Council is highly supportive of an incentivised approach to the delivery of affordable (social)
housing, if this target is met the FAU provided to achieve this public benefit would result in significant
additional population above the 80,000 target (refer Priority Outcome 4.1).

Priority Outcome 1.3
Provision of well-located community hubs that meet service needs and create strong social
connections – ‘the right spaces in the right places’
What the Framework must deliver
•
•
•

•

Early delivery of adaptable multi-purpose community facilities in each precinct, which provide for
service delivery, and community activity / meeting spaces.
Community infrastructure ‘hubs’ which enable co-location or clustering of complementary community
facilities/services, and have adequate floor-space to deliver the required services.
Commitment to providing new government primary and secondary schools which adequately cater for
the projected population and include integrated community facilities, including kindergarten and
childcare.
Clear identification of preferred sites for future community hubs, close to public transport and retail
centres – enabling land/space to be secured early and in the right locations.

Why this is important
Community infrastructure (the facilities, services and networks that respond to the needs of individuals, families,
groups and communities) is crucial to supporting community wellbeing and social connections. This includes
facilities that provide for service delivery, and multi-purpose spaces that support activities and participation in
community life.
Council’s primary concern is to ensure sufficient provision is made for community infrastructure and that it is
appropriately located. Council’s own community infrastructure planning suggests there could be a significant
shortfall in infrastructure, including kindergartens, primary and secondary schools, and multi-purpose spaces. In
addition, no provision has been made for the demand for community infrastructure for the projected 80,000
workers in the precinct. We consider the following to be key considerations for community infrastructure
provision.
•

•

Early delivery of ‘lead’ community infrastructure is important to attract a diverse community to
Fishermans Bend. It is also crucial to support development of an engaged and well-connected
community, through providing places which facilitate social cohesion, access to information and
services, and the building of community relationships.
Community hubs that facilitate clustering and co-location of facilities and services to:
increase access for users, create service efficiencies and encourage service partnerships
build in flexibility so spaces can be shared and adapted to meet changing needs over time
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-

enable integrated service delivery and complementary clusters, such as schools, kindergartens and
child care.

•

Optimising the ‘place making’ role of community hubs through:
designing buildings to create a civic presence and reflect local social and cultural history
ensuring hubs are well-located, within or adjacent core retail areas, and accessible via public
transport and major walking and cycling routes.

•

Identifying and securing key community hub sites early in the development of Fishermans Bend. This is
important to ensure optimal locations, and to facilitate the integrated planning and delivery of related
infrastructure (for example: schools and public spaces). Allocation and design of community spaces,
including those within private developments, must be ‘fit for purpose’ with entrances at ground floor
level presenting a strong and welcoming interface to a public street or space.

•

Early provision of ‘multi-purpose hubs’ will allow the needs of the whole community to be
accommodated in the early stages of the precinct’s development. These can include temporary ‘pop-up’
community infrastructure to establish early service delivery and community meeting spaces within
Fishermans Bend.

Aspects of the Framework that Council supports
•

The hub approach to delivering community infrastructure which supports co-location of complementary
community facilities and services. This includes proposals for arts and cultural hubs, health and
wellbeing hubs, education hubs and sport and recreation hubs.

•

Shared use of school facilities and inclusion of community facilities and spaces within education hubs, as
modelled by the Ferrars Street Education and Community Facility in the Montague Precinct.

•

Use of development incentives i.e. Floor Area Uplift (FAU) to facilitate private sector delivery of (some)
community hubs as part of mixed use developments, subject to the following caveats:
-

partial delivery or splitting of hubs which reduces co-location benefits is not supported

-

evidence is sought in relation to expected market take-up, to give confidence that this approach
and the level of incentives will achieve delivery of the desired hubs.

Aspects of the draft Framework that require change
Key asks
•

Greater certainty over the specific location and delivery models for community hubs.
The draft Framework defines broad ‘investigation areas’ for community hubs. Clearer identification of
preferred site(s) for each proposed hub is needed. The Precinct Planning work will assist in identifying
preferred sites, and findings will need to be reflected in both the Framework (and planning controls) to
guide decision-making. Failure to identify sites risks that the hubs will not be delivered in the best
locations.

•

Address the anticipated shortfall in community infrastructure provision, including kindergartens and
schools, to provide for the demand from workers.

•

Clarification of how community infrastructure will be staged to align with actual development is
needed. Delivery of community hubs in Sandridge and Wirraway are largely proposed post 2025. This is
despite significant development approvals taking place now in Wirraway.

15

•

Design specifications and standards for community hubs must be developed and inform the delivery of
community infrastructure, particularly where provided as a ‘public benefit’ through FAU. This is
essential to prevent contributions of community space in private developments that are not ‘fit-forpurpose’ or which fail to achieve co-location benefits through delivering only part of a required hub.

•

Provision for multi-court sport and recreation facilities (and potentially performing arts centres within
arts and cultural hubs) must be reflected as stand-alone community infrastructure sites (ideally adjacent
to public space), due to construction barriers in incorporating facilities of this type within mixed use
developments.

•

Provision of alternative funding and delivery arrangements for ‘community hubs’, in the event that
these are not delivered through the proposed Floor Area Uplift incentive scheme as a public benefit. It
is unclear if there has been a rigorous testing of the FAU delivery model and its likely take up rate by the
private development sector.

•

Updating of the Community Infrastructure Plan (and draft Framework) to:
-

adjust the location and composition of community infrastructure hubs to align with the revised
demographic forecasts (eg 175 per cent increase in 70+ age group) and redistribution of
population through density controls (eg increased resident population in Sandridge)

-

account for demand for community infrastructure from the non-resident worker population.

-

ensure the floor space for community infrastructure aligns with regulatory standards (for
example: kindergarten facilities cannot be accommodated in multi-purpose spaces)

-

ensure service level and provision ratios for community infrastructure hubs, align with needs,
including the distribution and demographic profile of the population

-

document the total projected demand for a service, and assumptions for the level of provision by
the private, public and not-for-profit sectors for key community infrastructure such as schools,
childcare and health services, to ensure this can be monitored and shortfalls in provision
avoided.

A diagram illustrating detailed suggested changes to the location/distribution and composition of
community hubs is provided as Attachment 1. These changes will be further refined though the
Precinct Planning process.

Priority Outcome 1.4
Infrastructure provision that is aligned with the ultimate resident and worker population
What the Framework must deliver
•

Planned infrastructure provision that is aligned with development densities (population and jobs) for
each precinct.

Why this is important
The current development controls and outcomes in Fishermans Bend are resulting in densities that far exceed
population projections, and the capacity of local infrastructure such community facilities and open space.
The 80,000 residents and 80,000 jobs projected in the draft Framework is based on 75 per cent of the total
development potential by 2050. At full build out (post 2050) this could result in a total of over 100,000 residents
and 100,000 workers. This is without inclusion of any additional development yield through the FAU mechanism,
which could increase the resident population alone to above 145,000 (based on achieving the target of 6 per
cent affordable housing, noting that other public benefits would likely be delivered further increasing
development yield). This additional population and development has not been factored into the long-term
infrastructure planning for Fishermans Bend.
Careful planning which manages overall population density (that is, the total quantum of residents and workers)
is essential, coupled with on-going infrastructure planning to ensure provision responds to the size and
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demographics and demand of the population. This needs to be closely monitored and adjusted over the
development life of the precinct.
Any shortfalls in infrastructure provision (particularly community hubs and open space) will be increasingly
difficult and expensive to retrofit as the precinct becomes more mature and space in the right locations is at a
premium or no longer available.
Aspects of the draft Framework that Council supports
•

Use of density controls to manage the total quantum of population delivered is an accepted and
appropriate way to ensure that infrastructure can be planned to meet the ultimate demand from the
precinct.

Aspects of the draft Framework that require change
Key ask
•

Revise (and monitor) density controls and infrastructure planning, to address the risk of a shortfall in
infrastructure provision.

•

Clearer articulation of the potential resident and worker population at full build out (and with FAU), and
how infrastructure provision will be adjusted for any increase in population above projections.

•

Consideration of the need to cap development delivered through Floor Area Uplift.

•

Inclusion of five year review points to adjust density controls and/or infrastructure planning to ensure
the vision is not compromised through development exceeding the capacity of the precinct.

Note: Priority Outcome 1.4 above should be read in conjunction with Theme 4 – ‘Quality Design and
Development’ which discusses in more detail the importance of managing density to ensure liveability.

Theme 2 - A vibrant, sustainable economy
The Fishermans Bend Vision 2016 commits to delivering:
Creation of 21st century jobs
Fishermans Bend enhances Victoria’s economy through the creation of additional high-value jobs and
businesses, capitalising on its strategic location close to the CBD and the Port. Major connections to
Melbourne Airport and the city’s growth areas are complemented by new and improved active and public
transport to support jobs growth.

Fishermans Bend Vision 2016

Council’s strategic priorities, aligned to this Vision for Fishermans Bend, are defined by the following outcome:
Creation of 21st century jobs

Priority Outcome 2.1

Achieving employment targets and true ‘mixed used’ precincts by retaining and attracting
high-value jobs and businesses. This includes:
- leveraging Montague’s potential as an innovation district
- developing Sandridge as the primary commercial and retail hub of Fishermans Bend

17

What the Framework must deliver
•

Definition of Fishermans Bend’s unique economic offer from other renewal precincts across inner
Melbourne.

•

Delivery of diverse employment opportunities across each precinct; Sandridge, Montague and
Wirraway.

•

Commitment to early delivery of fast, frequent public transport to Sandridge and Wirraway, to create
market confidence and investment that will deliver high quality development and jobs.

•

A clearly defined commercial role and business attraction strategy for Sandridge, to realise its potential
as a ‘premium office and commercial centre’.

•

An anchor institution – such as a tertiary education or hospital in Sandridge as a catalyst for jobs.

•

Identification of Montague as an ‘innovation district’ and a strategy to build on the established cluster
of creative industries.

•

Early delivery of National Broadband Network (NBN) Fibre to the Premises (FTTP) infrastructure to assist
in retaining and attracting businesses, and to maintain competitiveness for creative industries such as
advertising and graphic design.

•

Well-defined activity centre locations that support a clustering of retail / services amenity, activation
and provide spaces for retail anchors within each precinct.

Why this is important
Achieving mixed-use and jobs
The primary focus of the draft Framework in respect to the creation of new 21st century jobs, is on the
Employment Precinct. This is despite the intent for:
• 40,000 jobs (50 per cent) are projected within the mixed use precincts of Fishermans Bend
•

Sandridge to develop as ‘the major activity core accommodating the highest job density in Fishermans
Bend’.

A clearer economic role for Fishermans Bend and its sub-precincts requires significantly more detail on the type,
number and location of jobs, and a plan to attract the sectors required to support each precinct’s specific role.
Complementary roles and attraction strategies are needed to avoid a zero sum game where a job gained by one
is lost to the others. Terms such as ‘jobs of the future’ do not provide the clarity required.
Current development approvals indicate that without interventions, incentives and investment (particularly in
public transport), significant jobs will not be delivered. Later delivery of public transport is likely to result in
under-provision of quality office space and/or high vacancies as precincts compete with supply in better serviced
areas such as Docklands, Arden and Macaulay.
Mixed use precincts more broadly offer significant economic, social and environmental benefits through:
•

bringing together and integrating different land uses and activities, making them readily accessible in
one location (such as shops, services, jobs and housing)

•

increasing productivity by bringing demand closer to supply

•

creating interesting, safe and vibrant streets through the diversification of activities

•

balancing activities over day and night

•

more efficient use of public infrastructure and land

•

attracting innovative firms who compete for highly skilled labour by locating in lively, sociable places

•

reducing car dependency.
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Capitalising on opportunities for Montague and Sandridge
While Council is encouraged by the high level direction for Sandridge to evolve as a mixed use premium office
location, there is insufficient policy detail and investment commitments to ensure this will be delivered.
Sandridge is intended to house the majority of jobs outside the Employment Precinct (28,000 of the 40,000 jobs)
and a third of all employment across Fishermans Bend. This makes it key to Melbourne’s future as a productive,
liveable city. Current conditions do not however, support high intensity, mixed use development and the most
effective lever to unlock the potential of the land is early delivery of fast, frequent public transport. The creation
of a strong retail and services amenity is also crucial to attract jobs.
Montague has unique potential as an innovation district, through its existing creative cluster and attributes of
“proximity, density, authenticity, and vibrant places” identified by Brookings Institution as necessary conditions.
The specialist skills in Montague can offer benefits to the Employment Precinct (particularly around
commercialisation, design and marketing) and foster connections with the broader economy.
Montague’s creative cluster is facing displacement risks. Replacement is more expensive and riskier than
retention, which along with the success of the precinct as an ‘innovation district’, is a priority for Council.
Aspects of the draft Framework that Council supports
•

Location of the majority of employment opportunities close to public transport – with this highlighting
that early delivery of transport infrastructure is an essential catalyst to the delivery of jobs.

•

The future development of a strategic and integrated plan for employment, noting however that the
economic role and offer of Fishermans Bend is not well-defined in the Framework.

•

The definition of ‘core’ areas within Montague, Sandridge and Wirraway, and requirement for a
minimum commercial floor area to be included within new development. This is essential to achieving
business density (agglomeration) necessary for economic vitality.

•

Intent for ‘co-working spaces, small creative businesses and studios’ in Montague.

•

Intent for Montague to be ‘a diverse and well-connected mixed-use precinct celebrating its significant
cultural and built heritage, and network of gritty streets and laneways’, noting these are acknowledged
as having a key role in innovation districts.

•

Seeking opportunities to connect and collaborate with other employment-rich areas, noting that
Montague’s creative cluster provides opportunities to trial approach.

•

Provision of smart city technology to support economic activity including; delivery of high bandwidth
fibre and wireless networks, and use of smart sensor technology to monitor environmental conditions.

•

Monitoring and analysis of economic development outcomes to inform future policy. This should be
applied early in Montague to understand existing business conditions and output.

Aspects of the draft Framework that require change
Key asks
•

A clearly defined economic role, investment attraction strategy and government effort across all
precincts.
The proposed ‘strategic and integrated plan for employment’ needs to be delivered as a matter of
urgency to further guide precinct planning, building design and investment decisions.

•

Mandated minimum commercial floor area requirement in ‘core’ areas.
The market is unlikely to deliver a ‘mixed-use’ outcome if not mandated, particularly in the absence of
a tram network.

•

Commitment to leveraging Montague’s potential as an innovation district, and to protect and grow its
established creative cluster.

•

Classification of Sandridge as a Metropolitan Activity Centre, rather than Major Activity Centre, to
reflect the intention for it to function as an extension of the CBD.
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•

Investigate the need to increase the job density and targets, and the minimum commercial areas for the
Sandridge ‘core’ area, to better align with the land use mix in the CBD and other inner Melbourne
renewal areas, and to better capitalise on a future underground rail station.

•

An additional strategy which seeks to attract an anchor institution, such as a tertiary education or
hospital, and nominate a key employment generating sites within Sandridge, to act as a catalyst for
jobs.

•

Clarity in the draft Framework that ‘non-core’ areas are also intended to be mixed-use (not residential
only).

•

Translation to proposed planning scheme controls, of the strategy in the draft Framework for ‘built from
controls that support commercial development floor plates in core areas’.
Protection of opportunities for large floor plate uses (full-line supermarkets and other retail anchors,
and floor areas needed for premium office tenancies) is critical within core areas. Further precinct
planning can assist in defining appropriate site opportunities within the right locations. Further
discussion on the importance of well-defined activity centres in place creation and activation, is detailed
under Theme 3.

•

Inclusion of initiatives similar to those proposed for the Employment Precinct (Strategy 2.3.1) for the
mixed use precincts, to support the other 50 per cent of employment in Fishermans Bend.
For Sandridge to evolve into CBD-like, mixed use environment, significant government intervention and
investment will be required to provide confidence to the market and development industry.

•

Bringing forward investment in public transport is discussed in detail under Theme 5.

Note: Theme 3 – ‘Liveability and Place Identity’ includes further assessment in relation to the draft
Framework’s identification of activity centres and core retail areas.

Theme 3 - Liveability and Place Identity
The Fishermans Bend Vision 2016 commits to delivering:
Distinctive and unique neighbourhoods
Fishermans Bend is home to a series of distinctive neighbourhoods that reflect their unique
locations, histories and urban form. The planning and design of each precinct responds to
elements such as proximity to the CBD, Yarra River, Port and the Bay, as well as a rich layering of
Indigenous, natural and industrial heritage. A grid of safe and inviting streets and public spaces
is complemented by well-designed buildings of different types and scales
A vibrant mix of uses and activities
Fishermans Bend supports a vibrant mix of uses across its precincts, including employment. A mix
of well-designed and located housing, employment opportunities, retail and community facilities
are integrated with the design of streets and public spaces to provide a strong foundation for
community life.

Fishermans Bend Vision 2016

Council’s strategic priorities, aligned to this Vision for Fishermans Bend, are defined by the following outcomes:
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Priority Outcome 3.1
An urban structure that reinforces place and creates diverse, mixed use neighbourhoods
What the Framework must deliver
•

For each precinct to have a vibrant, viable and highly accessible activity centre, community hubs and
open spaces which create a sense of place and community heart for its residents and workers.

•

A clear and refined point of difference and specific identity for each precinct and neighbourhood.

•

Integration of Fishermans Bend with adjoining established neighbourhoods.

•

The nomination of strategic sites that can support key anchor land uses (such as retail, institutional and
employment generating uses).
The nomination and early delivery of a landmark civic building and public space to act as the community
heart for each precinct.
The early delivery of key civic streets.
The retention and re-imagination of heritage and character buildings through innovative design
responses.
The integration of the above into a city block structure that will facilitate the creation of 10 minute
walkable neighbourhoods, with access to schools, shops and services, and public open space.

•
•
•
•

Why this is important
Urban structure
A well-defined urban structure for Fishermans Bend will establish the ‘bones’ for future development. Urban
structure contributes to legibility, a distinct sense of place and guides investment decisions. This is particularly
important given the large size of Fishermans Bend and the high proportion of privately owned properties
meaning that the precinct will be delivered by many partners over a long period of time.
Key elements of the urban structure include; primary boulevards and transport spines (including cycle and
pedestrian links), large parks and urban plazas connected by linear green spaces, and a network of distinct
activity centres which act as the ‘community heart’ for residents and workers. Together these key spatial
elements create an integrated foundation for place, both across the Fishermans Bend precinct and within its
individual neighbourhoods. The urban structure, through transport and public space connections, can also
ensure Fishermans Bend is integrated with adjoining established neighbourhoods.
Activity centres
For Fishermans Bend to be a people orientated place, planning must create a community focal point for each
neighbourhood where locals can access shops and services. Providing community hubs and public spaces within
activity centres reinforces these as key places for people to meet and interact, and establishes a civic presence.
Defining core retail areas is crucial to ensure large anchor tenants are attracted and accommodated, and primary
retail uses are sufficiently clustered to create a thriving place.
The draft Framework and planning controls need to go further to define the location, scale and role of each
activity centre and core retail areas. More detailed Precinct Planning can provide this level of direction and
ensure activity centres of different sizes and types are provided across Fishermans Bend, to establish a diverse
and complementary offer.
Other structural elements
Building character and heights are key to reinforcing the urban structure and creating a strong place identity.
Refer to Theme 4 of this submission for detailed comments on building design.
Boulevards, streets and laneways create important connections between places (e.g. pedestrian permeability
and cycling paths), establish legibility through their design (e.g. the provision of trams along roads) and

21

contribute to the character of a place (for example: grand treed boulevards through to bluestone heritage
laneways). Refer to Theme 5 of this submission for detailed comments on the network of roads and laneways.
Public space is a crucial part of the urban structure. Large open spaces can help create local identity and a focus
for the community, while smaller plazas contribute to activity within retail streets. Refer to Theme 3 of this
submission for detailed comments on public space.
Heritage and character
Fishermans Bend features a number of significant heritage places which reflect its Aboriginal, residential and
industrial past. It also contains a number of buildings which, although they are not significant heritage places,
can contribute significantly to the future urban character. Both heritage and character buildings contribute to
people’s connection to a place, and also provide an attractive setting for business activities, residential and
community and civic uses. The challenge at Fishermans Bend is to facilitate the adaptive re-use of character
buildings and heritage fabric in a high density setting.
Aspects of the draft Framework that Council supports
•

Nomination of primary and secondary retail streets, and core and non-core areas (subject to further
detail and refinement).

•

Nomination of Plummer/Fennell Street as a key boulevard and public transport route through Sandridge
and Wirraway, and Buckhurst Street as the key green spine in Montague.

•

Inclusion of large public open spaces and community hubs in each precinct.

•

Designation of streets as green links connecting to areas outside of Fishermans Bend.

•

Recognition of the need for continued evaluation of locations, sites and buildings for their potential
heritage value.

•

Recognition of the importance of respecting, protecting and interpreting aboriginal heritage.

•

Identification that the Precinct Planning process will elaborate on the unique and distinct character and
vision of each precinct.

Aspects of the draft Framework that require change
Key ask
•

Include a plan to more clearly define the Future Urban Structure, including the location of activity
centres, core retail areas, community hubs and civic buildings, key public spaces, civic streets, and
transport corridors and nodes.

•

Definition of the intended role and function of each activity centre, and refinement of the extent of
the core retail area to more effectively direct key anchor land uses and enhance place creation (refer
below for detail).

•

Include further guidance on the intended role and function of each activity centre and the extent of
core retail areas to direct key anchor land uses and enhance place creation at:
Fennell Street and part of Plummer Street in Sandridge
Buckhurst Street east of Montague Street in Montague
the intersection of Plummer and Salmon Streets in Wirraway.
A diagram illustrating detailed suggested changes to the location and distribution of ‘core’ and ‘noncore’ areas proposed by the Framework is provided as Attachment 2.
A diagram illustrating detailed suggested changes to the location and distribution of primary /
secondary active frontages proposed by the Framework is provided as Attachment 3.
These changes will be further refined though the Precinct Planning process.

•

Nomination of at least one key stand-alone civic building in or adjacent to the core retail area in each
precinct, co-located with a civic plaza, including:
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an Arts and Cultural Hub (library and art gallery) in Sandridge
bookending of Buckhurst Street with an Arts and Cultural Hub in Montague
an Art and Cultural Hub (performing arts space, rehearsal space and art studios) in Wirraway.
A diagram illustrating detailed suggested changes to the location of these Community Infrastructure
Hubs is provided as Attachment 1.
•

Precinct Planning should further refine core retail areas through nomination of key anchor retail and
commercial sites / blocks within Sandridge and Wirraway to ensure these opportunities are reserved for
this purpose.

•

Develop further guidance (via case studies and demonstration projects) which reflect best practice in
the adaptive reuse of heritage places and appropriate integration into higher density developments.

•

An additional strategy to identify character buildings and encourage their retention through adaptive
re-use and redevelopment to contribute to the identity of each precinct.

Priority Outcome 3.2
Early investment to secure and create a diverse, accessible and connected public space
network
What the Framework must deliver
•

An integrated public space network, with linear connections across Fishermans Bend and into surrounding
neighbourhoods.

•

A public space network that connects the river to the bay, contributing to the place identity of Fishermans Bend.

•

Access to quality, usable public space to all dwellings and workplaces.

•

A range of public spaces in each precinct including active recreation, passive spaces, linear parks and
urban plazas.

•

A public space network that successfully integrates best practice water management whilst providing
for the recreational needs of future residents and workers.

•

A higher (10 per cent) Public Open Space Contribution in the planning scheme, to increase the
deliverability of new public spaces.

•

A commitment to reflect and interpret the history of Fishermans Bend, both Aboriginal and European,
throughout the public realm.

Why this is important
Providing a quality, accessible and integrated network of public spaces across Fishermans Bend is fundamental
to the future liveability and sustainability of the precinct. The benefits of public space within urban
environments, particularly with higher density settings, are numerous and go well beyond the fundamental
aesthetic and recreational roles.
Public spaces must:
•

contribute to urban character, identity and sense of place, particularly through incorporating social and
built heritage

•

provide access to nature and sunlight, which is crucial to health and wellbeing

•

foster social connections and a focal point for local communities, particularly when spaces are activated
with markets and local community events

•

encourage healthy and active lifestyles, through increasing walking and participation in sports

•

offer a wide range of environmental benefits including supporting biodiversity, reducing the urban heat
island effect and a playing a significant role in the management of water (treatment and retention).
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Within higher density environments such as Fishermans Bend:
•

proximity to public space is crucial, essentially functioning as urban backyards for residents with limited
access to private public space

•

connectivity of the public space network is essential to improve access, both across the precinct and to
adjoining neighbourhoods, as is integration with walking and cycling links

•

the quality, diversity and flexibility of public space becomes more important. Spaces must
accommodate higher intensity usage and provide for a diversity of recreation and leisure needs, from
formal sports and play-spaces, to casual recreation and quite contemplative spaces. Maintaining solar
access to public space is also more challenging but crucial.

Aspects of the draft Framework that Council supports
•

The target for a 200m walkable catchment to public open space for all residents.

•

Inclusion of a range of major public spaces, smaller spaces and network of linked linear spaces across
Fishermans Bend.

•

Mandatory solar access controls to protect winter sunlight to key (district and precinct) public spaces in
each precinct (winter solstice control), and the inclusion of (equinox) solar access controls for smaller
(neighbourhood) spaces.

•

Use of density (Floor Area Ratio) controls to require land identified in the Framework as public space to
be contributed without financial consideration, whist retaining development yield. This presents a cost
effective mechanism to deliver new public space.

•

Use of development incentives (via a Floor Area Uplift mechanism) to facilitate the provision of
additional public space as a ‘public benefit’.

•

The introduction of a discretionary 70 per cent site coverage control in Sandridge and Wirraway to
encourage the creation of private and communal open space.

•

Creation of a continuous recreational walking and cycling trail through the precinct, connecting the
Yarra River, Port Phillip Bay and Capital City trail (noting this should be reflected in Figure 16 – Green
Links).

•

Strategies for shared use of recreational facilities and public space with schools, and increasing public
access to private spaces (e.g. Melbourne Grammar Sports Fields).

What aspects of the draft Framework should be changed
Key asks
•

Increase the proposed ‘Public Open Space Contribution’ to a minimum 10 per cent of site value, to
improve the deliverability of new public spaces.

•

A funding and financing strategy which ensures the delivery of the public space network is fully
funded.
An increase the Public Open Space Contribution to 10 per cent site value recognises the significant
demand that will be placed on the public space network (requiring a high standard of embellishment)
and the high cost of acquiring new sites.

•

Include a target for access to public space for workers.

•

Replace and relocate the proposed public space on Gladstone Street (east of Montague Street), as this
site has recently been redeveloped.

•

Provide greater recognition that future planning for public space must incorporate how water is
managed in the landscape, while protecting the usability of spaces.
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•

Amend the proposed public space network to:
consolidate some smaller public spaces proposed into larger, more usable spaces
identify additional urban plazas within Montague South, to be delivered through Floor Area Ratio
controls
provide a larger (consolidated) public space adjacent the Sandridge ‘core’ (refer map at
Attachment 4)
review relationship between urban plazas and future train station entrances
investigate the potential for delivery of additional streetscape greening and linear spaces within
existing road reserves, particularly in Montague.
A diagram illustrating detailed suggested changes to the location/distribution and composition of public
spaces proposed by the Framework is provided as Attachment 4. These suggested changes can be
further refined though the Precinct Planning process.

Theme 4 – Quality Design and Development
The Fishermans Bend Vision 2016 commits to delivering:
A high quality built environment
Fishermans Bend has a high quality built environment that incorporates best practice environmentally
sustainable design and adaptable use into compact urban form, developed to recognise the importance of
human scale.

Fishermans Bend Vision 2016

Council’s strategic priorities, aligned to this Vision for Fishermans Bend, are defined by the following outcomes:

Priority Outcome 4.1
Manage the density of Fishermans Bend to ensure liveability
What the Framework needs to deliver
•
•
•
•

Density controls that manage population to align with population targets at ultimate development (full
build-out).
Infrastructure provision aligned with the planned total quantum of development (future population).
Clearly defined ‘public benefits’ to be delivered if and when increased development density is
permitted.
No ‘transitional provisions’ in planning controls to ensure any subsequent development approvals are
aligned with the new Framework.

Why this is important
Development controls in Victoria have typically sought to control the building envelope (with a focus on height
and setbacks). This is based on urban design and planning considerations rather than controlling the density and
quantum of development, through tools such as a floor area ratio (common in other jurisdictions).
The introduction of a Floor Area Ratio (FAR) control (in addition to building envelopes), allows for the total
population of residents and workers to be managed and infrastructure needs to be more accurately planned for.
This is particularly important in areas where comprehensive renewal is taking place at high densities, such as at
Fishermans Bend.
A FAR control can also help to facilitate the delivery of the new parks and new streets where these are identified
on privately-owned sites. This can be achieved by setting the FAR to apply to the whole site area which allows
the developer to deliver the allowable floorspace vertically with no loss of yield from their land.
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A density bonus, or Floor Area Uplift (FAU) can be used to deliver a range of ‘public benefits’ by allowing
increased development above the FAR. Where they are in place, it is common practice to cap density bonuses,
either on a per-site basis, or through specifying the total quantity of public benefits available to be delivered
across a precinct. This is so that the total quantum of development can be managed and planned for from an
infrastructure and precinct capacity perspective.
The proposed use of density controls at Fishermans Bend is strongly supported, however, Council has significant
concern over the potential for development under the proposed controls to ultimately deliver a significantly
higher resident and worker population than projected. The livability of Fishermans Bend will be severely
compromised if the density of development and population exceeds the capacity the precinct and the planned
level of infrastructure.
The draft Framework projects 80,000 residents and 40,000 workers across Wirraway, Sandridge, Montague and
Lorimer, and the planned infrastructure is intended to service this level of population. However, the approach
taken to set the FAR and FAU potentially results in significantly more population than this at full build out. This is
due to:
•

•
•

the FAR being set to assume that 10 per cent of the dwellings from approved planning permits will not
proceed, and that only 75 per cent of the developable land will develop by 2050 (Urban Design Strategy,
Hodyl & Co. 2017)
no cap being placed on the FAU, whilst assumptions around this are clear from the background material
(Urban Design Strategy, Hodyl & Co. 2017)
the FAR being set to limit dwellings only, with no cap on commercial floorspace meaning that
employment numbers have the potential to grow far beyond the Vision for 40,000 across the mixed use
precincts.

Council has extrapolated that the total number of dwellings and residents allowable under the FAR, plus the FAU
associated with achieving 6 per cent social housing, could ultimately yield over 145,000 residents and over
65,000 dwellings at full build out. This is also indicated in the work by Hodyl + Co.
While this additional resident and worker population is not guaranteed, the potential for projections to be
significantly exceeded raises significant concerns around the overall density for the area at full build out, the
ability for infrastructure to be planned and delivered to support this population and the impact on liveability if
the capacity of the precinct, in particular its roads and public transport, is exceeded.
The potential risk of road congestion is significant, and has the potential to impact on amenity, increase travel
times and result in through traffic using local streets, both in Fishermans Bend and surrounding neighbourhoods.
A detailed analysis of the current and future transportation network is needed to ascertain whether there is
sufficient capacity to meet the anticipated future transport demand, based on the targeted modal share,
population and employment. This analysis would guide future transport, parking and infrastructure decisions by
providing a prioritised list of investments and evidence based transport policies.
Aspects of the Framework that Council supports
•

The use of a FAR to manage density, and to deliver new roads and new open spaces.

•

Use of policy to establish maximum dwelling densities in different precincts, noting concerns over
exceeding population projections.

•

The use of FAU to incentivise nominated public benefits to deliver affordable housing, some community
infrastructure hubs and additional public open space.
Exclusion of ‘transitional provisions’ in planning controls to ensure development approvals are aligned
with the new Framework.

•
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Aspects of the Framework that require change
Key ask
•

Revise approach to density controls and planned infrastructure, to align with population projections
at full build out, and consider inclusion of a cap on Floor Area Uplift.

•

Clarify that the delivery of new local streets and nominated open space is intended to be provided as
developer works under the FAR at no cost to Council.

•

Clarify the relationship between the FAR, future development contributions arrangements (Public Open
Space Contributions under Clause 52.01 and DCP/ICP) and the FAU (works in kind arrangements for
community hubs).

•

Provide analysis and evidence for the proposed density bonus thresholds, to ensure they offer sufficient
incentive to deliver outcomes, such as affordable housing, without being set so high that the
community benefit is negated.

•

Clarify the manner in which the ‘uplift’ will be applied to community hubs and open space.

•

Develop clear principles around the use of FAU to ensure that each of the different public benefits are
delivered – not just one type.

•

Require all Floor Area Uplift proposals to be to the satisfaction the Responsible Authority, the Council
and the Receiving Agency (if all different).

Priority Outcome 4.2
Design controls that deliver high quality buildings and create distinctive neighbourhoods
What the Framework must deliver
•
•
•

•
•
•

Clear built from character statements and supporting design standards for each precinct to achieve
diverse neighbourhoods and offer housing choice.
Clearly articulated ‘built form principles’ which describe the development outcomes which are sought.
Density controls and supporting design standards which facilitate diversity in built form.
Design standards which promote design excellence, create a positive street environment, maintain solar
access to public open spaces and create a varied skyline.
Protection of amenity through design standards which achieve tower separation, active building
frontages and human scale streets.
Innovative design and construction techniques, and adaptable building features.

Why this is important
The diversity and distinctiveness of neighbourhoods and places must be an inherent part of the character and
attraction of Fishermans Bend. This will create a strong sense of place for new communities and achieve
legibility of the area.
The Vision outlines the desire for each precinct to have a distinct public realm and building scale, across a range
of architectural typologies. Priority design outcomes include:

•
•
•
•

creating a clear and legible built form that contributes to wayfinding and reinforces character
creating a varied skyline that distinguishes the different place character for each neighbourhood
providing a transition between high rise and low rise areas, to protect sensitive interfaces
creating a high quality interface to the public realm by limiting overshadowing of public open space,
managing wind impacts and creating active frontages.

While some precincts, such as Sandridge and Lorimer, are clearly envisioned to include towers, there is a desire
for other areas to create mid-rise neighbourhoods with more variation in architectural styles. This includes
courtyard, perimeter block and hybrid buildings in Wirraway, and infill and shop top housing in Montague. In this
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regard, it is noted that delivering significant amounts of new housing and employment opportunities at
Fishermans Bend is not reliant on high-rise tower development throughout the precinct (Urban Design Strategy,
Hodyl & Co. 2017). A compact, walkable and liveable environment can be achieved through mid-rise
development which still delivers significant density.
Clearly articulated built form outcomes and well thought-out design controls that deliver these are critical. This
includes delivering different building typologies and for a range of land uses. The proposed FAR and potential
FAU controls need to work together with other built form controls (including heights, setbacks and site
coverage), to achieve the desired built form outcomes in each precinct. Council is keen to see further testing
and potential refinement of the proposed controls.
Excellence in architecture, design and planning will ensure Fishermans Bend develops as one of the most
outstanding urban renewal areas in the world. It will contribute to:

•
•
•

enhanced liveability and comfort for dwellings and increased productivity in workplace buildings
reduced energy and water demands, and subsequent cost savings over the life of a building
increased adaptability and flexibility to respond to changing uses and demands over time.

Poor design can have significant adverse environmental, social and economic effects. As development intensity
increases, the quality of the public realm and managing impacts on amenity becomes more important. New
development must enhance the public realm and contribute to a network of pedestrian friendly streets and
public open spaces. It must also ensure that access to natural daylight, outlook and privacy are not
compromised.
Aspects of the Framework that Council supports
•
•
•
•
•
•
•

Encouraging architectural design excellence in new buildings.
Inclusion of mandatory minimum requirements for the separation of buildings, to limit overlooking,
retain an outlook and access to daylight.
Inclusion of controls which prevent the overshadowing of key public open spaces.
The inclusion of both density (FAR) and building height controls to encourage flexibility in how built
form is delivered.
Definition of the housing typologies sought for each precinct.
Encouragement of mid-rise and low-rise development, in addition to towers and other high rise options
to provide for a diverse range of building and housing types.
The general approach to building heights, including:
- recognition of the sensitive interfaces to adjoining existing low rise residential areas
- mid-rise form along the Plummer Street
- higher built form in the Sandridge core reinforcing its role as the key commercial centre
- reduced heights in Montague North (from current controls)
- reinforcing mid-rise form for large parts of Montague South recognising the fine grain character
and network of lanes.

Aspects of the Framework that require change
Key ask
•

Embed design quality more strongly within the draft Framework.
This should include defining what is meant by ‘design quality’ to ensure that it addresses architectural
quality, effective use of resources, high-quality materials, innovative and sustainable building design
and construction.

•

Further testing and refinement of development controls to ensure delivery of diverse building
typologies that achieve the distinct neighbourhood character and vision for each precinct.
Further guidance and incentives for the delivery of mid-rise building typologies in the Framework and
planning controls.
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•

Include ‘built form principles’ in the Framework which describe the built form and public realm
outcomes that must be achieved in Fishermans Bend (for example: varied skyline, building design and
quality, character and heritage and relationship of buildings to the street). These principles would help
set the strategic context for the planning controls.

•

Include a strategy which promotes design excellence by requiring developments to be assessed by an
expert panel.

•

Expand the description of housing typologies for each precinct to include both commercial and
residential buildings, describe the differences between core and non-core areas and provide a greater
differentiation between each precinct.

•

Reinforce the relationship between density and built form controls to ensure that it is clear that FAR
and FAU must also meet the preferred built form outcomes.

•

Further test and refine development controls in relation to:
- ensuring density controls (FAR and FAU) deliver the preferred built form outcomes, particularly
given the difference between allowable FAR and heights in some areas
- workability of the proposed separation distances and setbacks
- appropriateness of the street-wall heights
- maximum tower dimensions (width and floor plates) to achieve slender building which reduce bulk
and increase sunlight to streets
- whether built form diversity is likely to be achieved.

•

Review proposed building heights:
- in the core area of Wirraway to create a lower scale more intimate retail centre
- around the Buckhurst Street spine in Montague South to reinforce a new retail high street and fine
grain character
-

in high rise areas along the Westgate Freeway in Sandridge.

A diagram illustrating detailed suggested changes to building heights proposed by the Framework is
provided as Attachment 5.

Theme 5 - Integrated, Sustainable Transport
The Fishermans Bend Vision 2016 commits to delivering:
A place that is easy to get around
Fishermans Bend is underpinned by an integrated and sustainable transport network that provides ease of
movement, both within the district and to surrounding areas, including the CBD. Walking, cycling and
public transport infrastructure ensures that people use sustainable transport modes as their first choice.
Fishermans Bend Vision 2016

Council’s strategic priorities, aligned to this Vision for Fishermans Bend, are defined by the following outcomes:

Priority Outcome 5.1
Early delivery of fast frequent public transport infrastructure to Sandridge and Wirraway
that:
- connects Fishermans Bend to the CBD and Melbourne’s wider transport network
- supports quality development and urban density
- mitigates the risk of entrenching car use.
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What the Framework must deliver
•

The full tram network to Fishermans Bend within five years, to unlock development potential of
Sandridge and Wirraway, provide connection to the CBD and enable sustainable travel choice.

•

Commitment to delivering a rail connection to Sandridge within 15 years, connecting Fishermans Bend
to Melbourne’s wider transport network.

•

Immediate protection of public transport corridors (tram and train) and potential Metro Train Stations,
to ensure future deliverability.

Why this is important
Investing in fixed rail public transport is important to Victoria and the broader national goal of Fishermans Bend
being an internationally competitive and liveable city. The Fishermans Bend Economic and Transport
Infrastructure Study authored by PwC and commissioned by Council has confirmed that the early delivery of
major public transport projects is far and away the most demonstrative determinant on success. Without this,
the private sector will remain uncertain of the commitment to these outcomes and will continue the current
practice of speculation, inaction and under development of key sites.
The PwC analysis looked at a variety of factors including population and jobs growth potential, transport capacity
constraints and the overall correlation that these factors have in creating the market confidence necessary to
attract quality development. The analysis concluded that:
• delivery of the southern tram corridor by 2022 would be transformative for Fishermans Bend
• early delivery of key public transport infrastructure (tram and underground rail) will maximise jobs in
Fishermans Bend
• delivery of tram infrastructure provides an anchor for development that could not be expected to be
achieved by other initiatives
• the early presence of the tram will influence the character of Sandridge and Wirraway by facilitating
retail and commercial developments in the core areas
• development overall would be more likely to occur in a planned and controlled manner
• pushing back the timing of the tram infrastructure on the southern corridor would risk lower density
development outcomes and a more dispersed development outcome in the absence of Fennell Street
and Plummer Street being established as a physical anchor for development
• train infrastructure will be required to meet the 40 per cent target for public transport trips, as the tram
capacity is reached.
As well as unlocking jobs growth and the overall development potential of Fishermans Bend by providing a
connection to the wider Melbourne train network, the Fishermans Bend rail corridor (also referred to as
Melbourne Metro 2) has broad network benefits such as further improving the capacity in the City Loop,
improving train capacity to growth areas in Melbourne’s west and north, and unlocking the potential to deliver
new rail lines, such as to Doncaster and Melbourne Airport.
Public Transport Victoria's Network Development Plan 2012 described the delivery of a rail tunnel from Clifton
Hill to Southern Cross as a 'Stage 3 (Extending the Network) priority' required within 15 years (prior to 2027). The
same document described the delivery of extension of this tunnel to Fishermans Bend as a Stage 4 (Preparing for
Growth) priority is required within 20 years (prior to 2032).
Given the long range planning, workforce expertise and tunnel boring equipment required to deliver rail projects
of this scale and complexity, it is important to note the potential cost savings and labour market advantages that
would be realised by committing to this project to commence construction directly following the completion of
the Metro Tunnel Project in 2026.
Aspects of the draft Framework that Council supports
•

Upgrading the capacity of existing light rail connections servicing Montague.

•

Proposal for major public transport connections to the CBD and to wider Melbourne.
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•

The locations of proposed tram and train alignments, including a permanent fixture for the Yarra River
crossing rather than opening bridge.

Aspects of the draft Framework that require change
Key ask
Bring forward delivery timeframes for key transport infrastructure:
•

Commitment to complete business case for full tram network in 2017/18

•

Delivery of full tram network within 5 years (by 2022)

•

Target date for delivery of train (Metro) within 15 years

Deliver the following transport infrastructure:
•
•
•

new fast, frequent and direct bus services to the CBD, to be in operation by June 2019
new fast, frequent and direct bus service to Domain Station to line up with its opening
An additional fast, frequent and direct bus service to Balaclava Station, to be in operation by 2020.

Priority Outcome 5.2
An integrated, connected transport network that prioritises walking, cycling and public
transport
What the Framework must deliver
•
•

A target for sustainable transport mode share of at least 80 per cent.
New public transport connections that link Fishermans Bend to the CBD and key destinations, including
priority bus routes.

•

A clearly defined hierarchy of streets that:
-

ensures car movements do not dominate local neighbourhoods

-

provides a network of continuous, legible cycle routes.

•

A permeable network of streets and lanes, spaced no more that 100m apart.

•

Clearly defined role of laneways; destination, activated, connector or access.

•

Street profiles which are designed to prioritise public transport, walking and cycling.

•

A high amenity walking network that enables people to move easily around their neighbourhood and to
public transport connections.

•

A travel demand management approach to the provision of parking.

Why this is important
High levels of walking and cycling have been proven to have positive health and wellbeing impacts. Fishermans
Bend provides an opportunity to provide best practice cycling and walking facilities which service workers,
residents and visitors. A safe and comfortable walking environment should be provided on all streets, with
pedestrians, cyclists and cars separated on busier roads.
It is important that cycling and walking networks have direct, safe and convenient connections to public
transport and key destinations.
Even with a target of keeping private vehicle trips to under 20 per cent of total trips, road space in and around
Fishermans Bend will be highly congested. This is due to the overall density of development proposed and the
existing levels of traffic on key arterial roads. For this reason, it will be important to ensure that traffic in
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Fishermans Bend is managed so that roads do not become attractive routes for vehicle through movements.
Clearly designated servicing and access areas will help to ensure pedestrian priority within streets.
The above outcomes are delivered in Melbourne’s CBD through:
•

alternating wide boulevards and narrower streets running east-west to assist with legibility and
wayfinding

•

north-south roads providing more of a distribution function interspersed with Melbourne’s celebrated
north-south activated laneways

•

providing a safe and comfortable walking environment on all streets

•

clearly designated servicing and access areas to ensure pedestrian priority.

A similar approach is needed at Fishermans Bend.
Parking Demand Management at Fishermans Bend is required to achieve more efficient use of existing parking
facilities, reduce demand and shift travel behavior away from car use. On-street parking will be limited with
road-space reallocated to facilitate walking and cycling connections. The provision of off-street parking for new
development must not undermine sustainable mode share targets.
Aspects of the draft Framework that Council supports
•

Sustainable transport mode share target of 80 per cent, and 90 per cent for school trips.

•

Investigation of a congestion levy provided the money is spent directly on sustainable transport.

•

The provision for new dedicated cycling links to the CBD (particularly the CBD to Bay connection
through Buckhurst Street) and across the Westgate Freeway.

•

The proposed delivery of well-connected and safe cycling paths around Fishermans Bend connecting to
the surrounding established neighbourhoods.

•

The general location of new streets (subject to changes outlined below).

Aspects of the draft Framework that require change
Key ask
•

Adequate funding to deliver redesigned roads that prioritise walking, cycling and public transport.

Road hierarchy
•

Reduce the potential for Plummer and Fennell Streets to become a major vehicle thoroughfare by
allowing only pedestrians, cyclists and public transport movements to have full continuous and
unimpeded access along the full length in both directions.

•

Change east-west collector roads to local streets to ensure all collector roads in Sandridge and
Wirraway are north-south roads which distribute longer through vehicle trips to the existing arterial
road network.

•

Include an additional east-west one-way local street south of Fennel Street between Boundary Street
and Bridge Street in Sandridge.

•

Consider reconfiguring east-west streets that run parallel to Plummer and Fennell Street to become one
way streets to deliver enhanced legibility, similar to the Melbourne CBD.

A diagram illustrating detailed suggested changes to the Road Hierarchy is provided as Attachment 6. These
changes can be further refined though the Precinct Planning process.
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Pedestrian movement and vehicle access
•

Prioritise north-south laneways in Sandridge and Wirraway (every 50 metres in core areas and every
100 metres in non-core areas) to increase pedestrian permeability and improve access to sunlight.
Limiting east-west laneways will also assist in establishing a street block pattern that supports the
feasibility of preferred building typologies.

•

Refine the role of laneways through the Precinct Planning process to define whether they are intended
to be activated spaces that are destinations in their own right, or are intended to provide a connection
and access function only.

•

Prioritise pedestrians on key routes through restricting vehicle access.

A diagram illustrating detailed suggested changes to vehicle access to properties proposed by the
Framework is provided as Attachment 7. These changes can be further refined though the Precinct Planning
process.
Cycling infrastructure
•

Provide for safe cycling on all roads, through a mix of on-road separated cycling paths, off-road paths,
and on quieter roads, opportunities for bikes and cars to share the road.

A diagram illustrating detailed suggested changes to the cycling infrastructure proposed by the Framework
is provided as Attachment 8. These changes will be further refined though the Precinct Planning process.
Parking rates
•

Include a new commitment for further work to review car and bike parking rates and car share
arrangements that will help deliver the draft Framework’s mode share targets.

Priority Outcome 5.3
Freight movement from the Port of Melbourne is managed to protect the amenity of
Fishermans Bend
What the Framework must deliver
•

A strategy to successfully manage long term freight movements form the Port of Melbourne.

Why this is important
Fishermans Bend is located adjacent to Australia’s largest and growing commercial port which sits on a peninsula
with constrained access. Management of the transport impacts generated by the Port of Melbourne on
Fishermans Bend is crucial, and similarly for residents in nearby areas.
The Framework reflects the potential for a dedicated above ground freight link (rail and road), primarily through
Wirraway, to connect Webb Dock with Swanston and Appleton Docks. This would severely compromise the
amenity, design and redevelopment potential in this precinct.
Council notes that this proposal is not supported by Infrastructure Victoria, with their 2016 report Advice on
Securing Victoria’s Ports Capacity which recommended that:
• the capacity at the Port of Melbourne should be expanded to reach its capacity without constructing a
dedicated road and rail freight link through Fishermans Bend to Webb Dock
•

instead of building the freight link, a better longer term solution would be to build a second container
port for Melbourne at Bay West (south of Werribee).
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Aspects of the draft Framework that Council supports
•

Protecting land use buffers and access to the Port of Melbourne.

Aspects of the draft Framework that require change
Key ask
• Deletion of the above ground freight link over the Westgate Freeway to Webb Dock through
Wirraway, and identification of alternative solution.

•

Freight movement from the Port that directs truck movements away from residential areas.

Theme 6 - Embedded Sustainability
The Fishermans Bend Vision commits to delivering:
A sustainable and resilient place
Fishermans Bend is sustainable and resilient. The principles of Green Star – Communities are embedded in
the planning and design of the project, and sustainability commitments and outcomes will be
independently certified. Integrated design of energy, water and waste infrastructure supports sustainable
and resilient living
Fishermans Bend Vision 2016

Council’s strategic priorities, aligned to this Vision for Fishermans Bend, are defined by the following outcomes:

Priority Outcome 6.1
‘Leading practice’ sustainability standards for development and the public realm

Priority Outcome 6.2
Innovative and integrated energy, water and waste infrastructure solutions that deliver real
change
What the Framework must deliver
•

Mandated 5 Star Green Star rating for residential and commercial development.

•

A clear response to climate change, including targets to reduce urban heat and increase canopy cover.

•

A precinct-wide approach to energy, water and waste infrastructure, and requirement that buildings be
designed for connection to future precinct-wide infrastructure (including third pipe to provide recycled
water), to achieve sustainability targets:
potable water demand of less than 100 litres per person per day
increased resource recovery rates: 80 per cent of household waste, and 50 per cent of food waste
(via an advanced waste treatment facility) from commercial and industrial uses is diverted from
land fill
zero net greenhouse gas emissions by 2050.

•

Facilitation of a ‘Sustainability Hub in the employment precinct, incorporating an integrated advanced
waste and water treatment facilities, transfer station and resource recovery centre, and a community
and business education centre.
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Why this is important
The Vision for Fishermans Bend is for a ‘leading example of environmental sustainability’. Ensuring a sustainable
and resilient community and place, means embedding environmental ‘best practice’ throughout the planning,
design and delivery of the precinct.
A business as usual approach will not deliver the Vision, nor establish the foundations for a liveable and climate
resilient place. Fishermans Bend presents both the opportunity and the need to embrace higher standards of
sustainable design for buildings and the public realm, and innovative approaches to managing water, waste and
energy and associated infrastructure.
Achieving a ‘leading example of environmental sustainability’ requires the setting of ambitious environmental
targets in the Fishermans Bend Framework. Similarly, achieving the planning objective to incorporate ‘best
practice sustainable design into all developments’ will be dependent on strong planning provisions.
Environmental standards that are poorly-defined, that set the bar low, or are only ‘encouraged’ rather than
‘mandated’ will not deliver the environmental outcomes needed at Fishermans Bend.
Aspects of the draft Framework that Council supports
•

Embedding ‘Green Star – Communities’ principles throughout the planning and delivery of Fishermans
Bend.

•

Inclusion of a mandatory Green Star Design and As-Built rating in planning scheme controls (noting
preference for 5 Star rating).

•

Target of zero net greenhouse gas emissions by 2050, and the commitment to developing a ‘Net Zero
Carbon Emissions Strategy’.

•

Target for potable water demand of less than 100 litres per person per day, supported by recycled water
initiatives such as delivery of a sewer mining plant and associated third pipe infrastructure.

•

Target for 50 per cent of all food waste diverted from land fill.

•

Recognition of the need for advanced solutions to waste management and for buildings that are designed
to maximise resource recovery, including food waste.

•

Creation of a ‘sustainability hub’ including; sewer mining plant, advanced resource recovery facilities
(integrated with a regional transfer station), education centre and community facilities.

•

Acknowledgment that climate change is a significant issue that needs to be addressed in the future
development of Fishermans Bend, and the focus on reducing urban heat and embedding green
infrastructure into the design of public spaces and buildings.

•

The strategy to deliver 50 per cent tree canopy coverage in public spaces by 2050.

•

Designing streets to support the growth of large canopy trees, including irrigation with recycled water.

•

An open space and street network that will enhance biodiversity and habitat connectivity.

Aspects of the draft Framework that require change
Key asks
•

Align sustainability aspirations and targets with a clear plan and commitment to implementation.

•

Increase the Green Star Design and As-Built rating to a mandatory 5 Star.
This standard has been applied to other Victorian Government initiatives such as the Public Housing
Estate Renewal Program.

•

Commitment to delivering the sustainability hub to achieve waste and water targets.
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•

Setting of additional (minimum) standards for both energy and emissions, to recognise these as key
elements to achieving a net zero emissions target.

•

Increasing the Framework’s 2050 Target for diversion of household waste from landfill, from 70 per cent
to 80 per cent, and inclusion of additional targets leading up to 2050. Above 80 per cent is being achieved
internationally through use of advanced waste treatment facilities. Council is strongly supportive of a
regional advanced waste treatment facility being located in Fishermans Bend to achieve this 80 per cent
target.

•

Amending the Framework’s 2050 target that ‘Fishermans Bend will be no hotter than Inner Melbourne’ to
reflect potential for a reduction in urban heat. As a comprehensive renewal area, there is the potential
to ‘design-in’ a micro-climate response that can achieve a reduction in urban heat, emphasising the
crucial role of water and vegetation.

•

Setting of more ambitious targets for biodiversity, including a target to maximise permeable surfaces
(noting these should be informed by a future Biodiversity Strategy).

•

Reflection in the Framework of further work being undertaken to develop more detailed and robust
strategies that build on the Sustainability Strategy 2017, in particular:
a Sustainability Plan
a Climate Readiness Strategy
a Biodiversity Strategy
design standards/Green Star Design & As built
Green star communities accreditation
AND a commitment to updating relevant planning controls to embed implementation of this further work
as relevant.

•

Strengthening planning controls (related to a ‘climate adept, water-sensitive, low carbon and low-waste
community’), through incorporating development requirements within zone provisions (as in a schedule
to the Capital City Zone), rather than in local policy (as proposed) which only ‘encourages’ sustainable
development outcomes.
Provisions should include:
residential developments to achieve an average 8 star National House Energy Rating Scheme
(NatHER) rating
commercial developments to achieve an average 5.5 star National Australian Built Environment
Rating System (NABERS) rating
minimum standards for building design to incorporate green roofs and green wall
mandatory installation of a third pipe for recycled water and provision for water capture, storage
(water tanks) and re-use
buildings designed to optimise waste storage, recycling and efficient collection methods
requirements for lot scale development to incorporate renewable energy generation and storage, as
well as provision to connect to a future precinct-based low-carbon energy supply.

Priority Outcome 6.3
A landscaped solution to flooding and water management
What the Framework must deliver
•

A precinct scale landscape solution to flooding, not a localised and building scale response.

•

An urban landscape and place identity that reflects its waterfront assets; the river and the bay.
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Why this is important
Integrated water management and flood mitigation need to be key drivers of the planning and design of
Fishermans Bend. Given the precinct is low lying, and located between the Yarra River and the Bay, it is
particularly vulnerable to the impacts of climate change and sea level rise. This presents one of the greatest
challenges for successful renewal.
Reliance alone on hard engineering solutions and building design requirements will result in a sub-standard
urban design outcome for the precinct.
Building in climate resilience to the design of Fishermans Bend, in particular through the design of streets and
open spaces, will prove cost effective and create a landscaped solution which contributes to the liveability and
identity of the precinct.
Fishermans Bend must embrace the ‘sponge city’ concept which embeds an ecological response to water and
flood management into the planning and design of the place.
Aspects of the draft Framework that Council supports
•

Development of a strategy to ‘holistically manage drainage and mitigate the impacts of storms and sealevel rise’.
Design of the public realm ‘to make water visible and part of the Fishermans Bend identity through water
sensitive urban design’.’

•

Aspects of the draft Framework that require change
Key ask
•

Commitment to the development, funding and delivery of an integrated landscape driven solution to
flooding and water management*.

•

The requirement for design (planning) controls to raise habitable floor levels to avoid flooding, needs to
be revised (not retained) when a precinct scale landscaped solution to flooding is resolved.

•

*The outcomes of the Ramboll Fishermans Bend: Designing innovative and integrated regional water
management approaches study should be integrated in to the draft Framework and planning controls,
and the solutions identified should be progressed. The Ramboll Study is a collaborative project involving
Melbourne Water, the Fishermans Bend Taskforce, City of Melbourne and City of Port Phillip that is
investigating options for a landscaped response to managing flooding.
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Next steps: Refining the detail through Precinct Planning
Precinct Planning will consider the detailed master planning elements required to guide subdivision and
development, which have not yet received detailed consideration through the Framework. This will provide a
sufficient level of structural guidance to:
•
inform planning permit decisions along with the Framework and planning scheme controls
•
form the basis for infrastructure planning and delivery.
Given the complexity of Fishermans Bend, a coordinated approach to the delivery of each precinct is extremely
important. The precinct plans are the best mechanism to fulfil this outcome. Accordingly, Council is contributing
significant staff resources to work directly with the Fishermans Bend Taskforce on Precinct Planning, and
welcomes this opportunity and the collaborative approach.
Precinct Plans will play an important role in testing and refining the outcomes shown in the Framework and the
planning scheme controls.
Importantly, Council envisages that this process will result in some changes / refinements to the Framework and
planning scheme controls, and that these will need to be updated as part of a future planning scheme
amendment, which also gives sufficient weight to the Precinct Plans (as Incorporated Documents).
Council considers that the Precinct Plans have a key role in:
•

Build on the vision for each precinct, including providing some guiding design principles to ensure that
each precinct has its own, distinctive character. This will include nominating key moves within each
precinct which contribute to the urban structure and sense of place.

•

Define a more detailed urban structure for each precinct, incorporating the elements outlined below.
This will include an integrated spatial plan (such as showing open space, activity cores and community
hubs).

•

Define the role of each activity centre, including its location and the extent of core retail areas
(informed by the retail assessment currently underway), the type of core retail area (such as street
based centre) and preferred design outcomes. Precinct Planning will identify the preferred location for
large format retail stores.

•

Further define the preferred built form character specific to each of the places and streets in each
precinct including building typologies and building design.

•

Identify character buildings to be retained and incorporated within new development.

•

Undertake more detailed testing of various building typologies against the FARs and building heights to
ensure the vision is delivered.

•

Further refine the movement and access network by:

•

-

providing further detail on the public transport network

-

defining the road hierarchy and cycling network and prepare cross sections and intersections

-

testing and refining the laneways shown in the framework to identify their preferred locations and
role and identify whether widening of existing laneways in Montague is required

-

including conceptual grades and designs for bridges to ensure they integrate with surrounding
streets and development.

Further refine the open space network to:
-

define the exact location, size, orientation and role / functions of each public open space

-

identify water management interventions, including water sensitive urban design (WSUD), levee
and water retention in the landscape

-

prepare high level concept master plans of active recreation reserves to ensure the proposed
sporting and non-sporting uses can be accommodated, provide key walking and cycling links,
ensure the integration with surrounding areas and provision of additional landscaping
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-

provide guidance for where additional open space could be delivered as part of Floor Area Uplift.

•

Select the preferred sites for community hubs to ensure they integrate with the core retail areas and
create a community heart. Providing built form guidance for community hubs provided as part of mixed
use development.

•

Prepare an overall and site-specific development budget which provides clarity to developers (e.g.
developable area, specific areas required for public open space).

•

Prepare an Infrastructure Implementation Plan to provide further detail to the Framework on the
delivery and staging of key infrastructure and inform development contributions. This will:

•

-

identify all key public infrastructure required to service the precinct

-

nominate the responsibility for delivery, renewal and maintenance of identified infrastructure

-

provide trigger points and staging for the delivery of identified infrastructure as well as short,
medium and long-term actions for capital works.

Prepare a Transition Plan and Place Making Strategy which sets out:
-

strategies to stage the delivery of infrastructure if required (such as streetscape upgrades and
restrictions to car parking)

-

strategies to manage amenity through construction process (which could include hoardings,
temporary landscaping and acoustic treatments)

-

strategies to deliver community infrastructure hubs early in the development timeframe (for
example: options for temporary delivery if permanent hubs are delayed)

-

key permanent and temporary place making and activation actions.

The draft Framework does acknowledge the important role of Precinct Planning however, the ‘next steps’
defined in the draft Framework, in particular the ‘completing the planning’ section (page 67) should be amended
to place greater emphasis on the role of Precinct Planning in:
•

refining the preferred built form character of each precinct

•

testing the built form controls to ensure they achieve this character and desired building typologies

•

identifying character buildings to be incorporated into new development

•

preparing a Transition Plan and Place Making Strategy, including refining the pipeline of infrastructure,
for each precinct.
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Part C
Implementation of the Framework through the proposed planning controls
Part C provides Council’s response to the content, drafting and structure of Amendment GC81, the proposed
planning scheme provisions which implement the Framework.
Council considers the planning controls proposed in Amendment GC81 support many of the key elements of the
draft Framework. Council supports the:
•

use of innovative tools such as Floor Area Ratios (FARs) to control density and deliver infrastructure
through private development

•

use of the Floor Area Uplift mechanism to deliver priority public benefits (as in affordable housing,
public open space and community infrastructure)

•

inclusion of detailed policy guiding preferred character to achieve diverse neighbourhoods and the
intent of development controls to achieve a range of building typologies

•

selected suite of planning tools.

To ensure the Framework outcomes are fully achieved, the intent and inter-relationship between some controls
requires further clarification. In addition, some controls require strengthening to ensure the aspirations and the
targets of the Framework are achieved. This includes greater use of planning scheme provisions in place of the
extensive use of local policy proposed by the amendment.
This part of the submission provides recommendations that are aimed at ensuring the detailed execution of the
proposed planning scheme controls achieve the intended outcomes from the Framework, and ultimately the
2016 Fishermans Bend Vision.
Comments and recommendations are structured in two parts, as follows:
Section 1 addresses the structure and drafting of the planning controls, including:
•

principles guiding our consideration of the planning controls

•

comments on the structure of the controls

•

drafting and clarity of the controls.

Section 2 identifies specific themes and areas which have been identified as a Council priority, however a change
in approach to application of the controls is recommended. These themes include:
•

providing clarity and certainty around the provision of infrastructure

•

creating distinctive neighbourhoods

•

delivering a range of building typologies

•

promoting high quality buildings and public realm

•

creating activity centres and encouraging jobs

•

master planning of key sites and areas via the Development Plan Overlay

•

delivering diverse affordable and adaptable housing

•

protecting the amenity of sensitive uses

•

promoting environmental sustainability

•

promoting active transport

•

other technical matters.
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Section 1 - Structure and drafting
Principles guiding consideration of the planning controls
The following key principles have guided Council’s consideration and review of the proposed controls.
•

Promoting clarity and ease of understanding of the planning controls.

•

Ensuring the purpose and objectives are clear and achieve intended outcomes.

•

Ensuring that the least number of controls are applied to avoid unnecessary repetition.

•

Requirements are included in the ‘tool’ that affords them appropriate weight. Including all information
relating to a single topic in one location wherever this is practical.

•

Ensuring consistency between the different layers of controls.

•

Ensuring the controls can be efficiently implemented through the planning scheme, planning permit
process, or other legal mechanisms.

•

Clearly outlining whether controls are mandatory or discretionary.

•

Ensuring there is clear guidance for the exercise of discretion.

Proposed structure of the controls
The proposed structure of the planning controls is generally supported. However, Council considers the detail
below would help to further align the planning controls with the aspirations of the Vision and Framework,
subject to Council’s recommended changes in this submission.
•

Split the proposed Design and Development Overlay (DDO) into the three precincts
It is unusual for a single DDO to be used for such a vast area, given the different intended character
areas and outcomes and different existing conditions. A DDO for each precinct would allow a more
tailored approach to guide preferred built form outcomes.

•

Clarify policy and address policy gaps
While comprehensive changes have been proposed to the Municipal Strategic Statement (MSS) to
explain how Fishermans Bend sits in the Port Phillip context, there are some gaps in policy particularly in
relation to activity centres and community infrastructure. There are also instances of repetition, while
some matters could be expressed more clearly. For example: public, additional and private and
communal open space should be addressed separately.

•

Give specific provisions more statutory weight
Some provisions are currently in policy and must be given more weight, for example those relating to
environmentally sustainable development and minimum commercial floorspace.

•

Ensure all relevant land use and development strategies from the Framework are addressed by the
controls
There are a number of key maps and strategies missing from the planning controls including controls
and maps around the future locations of Metro alignment and train stations, community hubs, cycling
routes and the location of bridges.

•

Include all information relating to a single topic, in the one place (as much as is practical)
Issues such as FAR, FAU and active frontages are distributed between policy and provisions which
creates unnecessary complexity and repetition.

Council’s suggested changes to the contents of each planning tool are summarised in the table following,
with further detail provided in Section 2 – Areas where a change in approach is suggested.
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Planning tool

Current role

Municipal Strategic Statement
(MSS)
•
Clause 21.01- Vision
•
Clause 21.02 - Municipal
Context and Profile
•
Clause 21.03 –
Environmentally Sustainable
Development
•
Clause 21.04-1 - Housing
and accommodation
•
Clause 21.04-3 - Office and
mixed use areas
•
Clauses 21.05 - Built form
•
Clause 21.06-9 – Fishermans
Bend Urban Renewal Area

Provides the strategic direction to
realise the vision for the Wirraway,
Montague and Sandridge Precincts
within Fishermans Bend

Clause 22.15 – Fishermans Bend
Urban Renewal Area (Clause
22.15)

Provides guidance on how to
evaluate and exercise discretion in
the assessment of planning permit
applications, including:
•
employment
•
dwelling densities
•
community and diversity
•
design excellence
•
active street frontages
•
energy, urban heat island,
water management, waste
management
•
public and communal open
space
•
new streets and laneways
•
smart cities
•
sustainable transport
•
Floor Area Uplift (FAU).
Outlines land use and development
outcomes, including:
•
land uses
•
subdivision
•
Floor Area Ratios (FAR)
•
FAU
•
Green Star requirements for
building
•
provision of streets and
laneways
•
core and non-core areas
•
open space network
•
advertising signs.

Schedule 1 to the Capital City
Zone (CCZ1)

Schedule 30 to the Design and
Development Overlay (DDO30)

Outlines built form controls,
including:
•
building heights
•
setbacks and separation
•
overshadowing
•
wind
•
site coverage
•
active street frontages
•
adaptable buildings
•
building finishes
•
landscaping.

Proposed additions to content
•

Update Clause 21.04-2- Activity
Centres to provide further direction
on proposed activity centres in
Fishermans Bend.

•

Refine Clause 21.06-8 Fishermans
Bend Urban Renewal Area to make
policy clearer and address gaps
such as activity centres and
preferred future place character.

Add policy on:
•
Floor Area Uplift (include content from
the Fact Sheet How to calculate
Floor Area Uplifts and Public
Benefits in Fishermans Bend in
Floor Area Uplift and policy relating
to ‘additional public open space’.
Remove to CCZ1 / DDO30:
•
employment
•
active street frontages
•
energy, urban heat island, water
management, waste management
•
public and communal open space.

As proposed but in addition, include
provisions on:
•
Employment floor area (minimum
floor area ratio not used for
dwelling) from Clause 22.15.
•

Spatial information (including maps
from the draft Framework):
Metro stations (including
metro station box)
Location of bridges.
Community hubs and
investigation areas
Cycling infrastructure
High voltage transmission
lines buffer
Gas pipeline.
As proposed but in addition, include
provisions on:
•
Sleeving of car parking, vehicle
access and site servicing, including
vehicle access plan from Parking
Overlay to CCZ1.
•
Active frontages from Clause
22.15.
•
Private and communal open space
from Clause 22.15.
•
Energy, urban heat island, sea
level rise and water recycling and
management and waste
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Planning tool

Current role

Proposed additions to content
management from Clause 22.15
(alternatively include in CCZ1).
•
Heritage and character buildings.
Include character buildings map
from draft Framework.
Amend the areas proposed to be
included within DPO2 and provide
additional detail, including expanding to
the DPO to assist with the delivery of
the:
•
retail core of Montague, Sandridge
and Wirraway
•
Civic spine in Plummer Street
•
New streets and public open space
on fragmented sites and large land
holdings.
•
The interface of new transport
infrastructure and private
properties.

Schedule 2 to the Development
Plan Overlay (DPO2)

Protects areas of strategic
importance to ensure development
achieves defined outcomes.

Schedule 1 to the Parking Overlay
(PO1)

Sets maximum car parking rates to
foster sustainable transport
outcomes. This overlay also
establishes additional car parking
plan requirements, which include the
provision of bicycle, car share and
motorcycle spaces. Additional
design standards are included to
provide further guidance.

No change excepting the relocation of
requirements on sleeving, crossover and
access, on-site servicing and loading to
DDO30.

Application of the Environmental
Audit Overlay (EAO)

Requires land to be remediated
before a sensitive use commences.

No changes proposed

Application of the Environmental
Significance Overlay – Port
Buffers (ESO)

Provides guidance on development
within the Port of Melbourne
interface.

No changes proposed

Clause 81.01 – Incorporated
documents

Removes the Fishermans Bend
Strategic Framework Plan
(September 2016).

No changes proposed

Fact Sheet – How to calculate
Floor Area Uplifts and Public
Benefits in Fishermans Bend
(Supporting Document - not part of
the Planning Scheme)

Provides guidance on the public
benefit ratios that are to be applied
to Fishermans Bend.

However, it is imperative that all relevant
maps and strategies from the
Framework are included in the DDO30
and CCZ1. Some key maps are missing
from the controls including a map
showing the location of the community
hubs and investigation areas, cycling
infrastructure and metro station
locations.
Important note: Council submits that
Precinct Plans (once approved) must
become incorporated documents.
Move the content of the Floor Area Uplift
Fact Sheet related to guiding discretion
to Clause 22.15.
Develop a new Fact Sheet which
focuses only on clearly explaining how
Floor Area Ratios and Floor Area Uplift
work and are calculated.
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Drafting and clarity of the controls
Clarity of the controls
In some instances, the intent of the proposed controls is unclear, lacks transparency and is not sufficient to guide
discretion. For example, the drafting of the separation distances in Table 1 of DDO30 is exceedingly complex in
their drafting and the upper level setbacks read as front setbacks. These controls are drafted far more clearly in
the Urban Design Strategy (Hodyl + Co, 2017). In particular, clarity would be significantly aided by the inclusion of
some diagrams such as those present on Page 95 of that Strategy.
It is also unclear whether some controls are mandatory or discretionary.
Extent of discretion
To assist in guiding outcomes where discretion is provided, the Built Form Outcomes in the DDO30 should be
strengthened. In many cases, these are generic and, as a result, do not provide enough guidance. This will lead to
ambiguity in the permit process. An opportunity to address this includes providing a stronger link to the
‘Preferred character statements’ in the MSS and including area specific built form outcomes where possible.
Improve the readability of maps in the CCZ1 and DDO30
The maps in both the CCZ1 and DDO30 are difficult to read. In the case of building heights and public open
space, the colours are too similar and it is difficult differentiate between heights. Similarly the map for active
frontages is hard to read where new roads and active frontages coincide – both are shown as dashed lines. The
cropping of the maps is also difficult to read, as some properties are spread across two plans.
The maps are not dimensioned and the area of new public open space, new roads, core and non-core areas or
building heights is not clear. This will make the calculation of areas difficult for developers, and may result in
unnecessary disputes.
Additionally the cadastral base plan should be more legible to enable applicants and decisions makers to be clear
what control applies to parcels of land.
Heights
Include all heights in both metres and storeys to remove some of the confusion associated with different floor to
floor heights for different uses (for example, minimum requirement for commercial uses, mezzanine levels, car
parking and plant levels).
Floor Area Ratio
The FAR controls in the CCZ1 requires further clarification. The inter-relationship between the FAR, ‘minimum
floorspace not for a dwelling’ and dwelling densities is not clear.
It is also not clear whether FAR floorspace can be re-distributed between the core and non-core areas within a
single site. Further, whole numbers are preferred for FAR to ensure ease of use (for example: 6 not 6.1).
Similarly, the application of the core and non-core areas within a single street block is confusing, particularly
where small sites include both core and non-core areas that is not separated by roads. These should be amended
to ensure an entire street block is either core or non-core.

Further testing of built form controls
Further testing of the interaction between FAR and the built form controls in DDO30 is needed to ensure that
they facilitate preferred building typologies and built form outcomes, rather than just providing a building
envelope in which they can occur.
This testing should also consider how they interact with the Better Apartment Design Standards. For example,
what impacts do the requirements in Better Apartment Design Standards for sunlight to communal open space
or room depth have with the proposed controls in DDO30.
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Section 2- Areas where a change in approach is suggested
The following key elements of the planning controls are discussed below:
•

providing clarity and certainty around the provision of infrastructure

•

creating distinctive neighbourhoods

•

delivering a range of building typologies

•

promoting high quality buildings and public realm

•

creating activity centres and encouraging jobs

•

master planning of key sites and areas via the Development Plan Overlay

•

delivering diverse affordable and adaptable housing

•

protecting the amenity of sensitive uses

•

promoting environmental sustainability

•

promoting active transport

•

other technical matters.

For each above topics, the following has been addressed:
•

strategic outcomes sought – the key priorities the controls should deliver

•

what aspects of the planning controls are supported

•

what aspects of the planning controls should be changed, clarified or further tested.

Providing clarity and certainty around the provision of infrastructure
Strategic outcome
•

Clear requirements for developers to ensure certainty for the delivery of infrastructure.

Aspects of the planning controls that Council supports
•

•

Use of multiple mechanisms and tools to fund and deliver infrastructure, including:
-

Development Contributions Plan (DCP) or Infrastructure Contributions Plan (ICP) for higher order
infrastructure;

-

Floor Area Ratio for new local streets, laneways and public open space on sites that have residual
net developable area);

-

Clause 52.01 Public Open Space Contributions to embellish open space; and

-

Floor Area Uplift for the delivery of affordable (social) housing, some community infrastructure
hubs, and additional public open space).

Protection of the future Metro train alignment in the CCZ1.

Aspects of the planning controls that require change
•

There is currently no coherent infrastructure funding strategy associated with the Amendment. The lack
of transparency and clarity in the approach will likely result in inconsistent delivery of infrastructure,
and/or a funding shortfall. As a result, the following changes should be considered.
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Providing clarity for developer delivery of new streets, laneways and public open space
•

Amend the Local Policy to outline the approach to the provision of infrastructure, including a clear list of
developer works, to ensure applicants and decision makers are clear as to what is intended.

•

Amend Clause 4.0 – Buildings and Works of the CCZ1 to clarify how new local infrastructure (new
streets, laneways and public open space) on private sites is to be delivered. It is not clear that streets,
laneways and public open space would be provided through Floor Area Ratios (FAR) and that this
approach will not result in a net loss of yield as the FAR is applied to the whole site, rather than the net
developable area. Suggested changes are as follows:
-

for new public open space, the developer must provide the land free of all encumbrances (such as
soil contamination and structures) and at no cost to Council

-

clarification to ensure that this will not count towards public open space contributions under
Clause 52.01. These would be payable in addition, to cover embellishment costs. This recognises
that the FAR maintains development yield

-

for new local streets and laneways that are not planned to be subject to a future DCP or ICP, the
developer construct the asset to Council’s standards and vest the asset in Council at no cost

-

ensure the above provisions are drafted in a manner that is consistent with Section 62(6) of the
Planning and Environment Act 1987 (the Act). This would likely necessitate the addition of a
condition worded to give direct effect to the above points

-

include a requirement that laneways must be generally in accordance with Precinct Plans, once
approved and incorporated into the planning scheme. The current provision refers to Map 2 and
Map 3 which show the location of new streets but does not show laneways

-

amend Map 2 and 3 to include the additional road identified in Attachment 6.

Clarifying the Floor Area Uplift provisions
•

•

Amend the CCZ1 to include a mandatory requirement that the Responsible Authority (RA) approval of
any public benefit, must be conditional on the support from both Council and the Receiving Agency
(where they are not the same and Council is not the RA). Council must also be a party to the Section 173
Agreement required to secure the public benefit. Other requested changes to the CCZ1 include:
-

drafting the FAU controls so that FAU is not able to be challenged at the Victorian Civil and
Administrative Tribunal (VCAT)

-

clarifying that the Dwelling Densities specified in Clause 22.15 can be exceeded where a Floor Area
Uplift is secured by the above mentioned Section 173 Agreement

-

adding Figure 15 Community Facilities and Services Plan from the draft Framework (with the
suggested changes in Attachment 1) as a Map to provide clarity as to the number, type and
preferred location of community hubs.

Amend Clause 22.15 to include all content relating to FAU (other than items listed above) in one
location. This should include the content of the fact sheet How to calculate floor area uplifts and public
benefits in Fishermans Bend (including the ratios) and policy in Clause 22.15 referring to ‘additional
public open space’ (a public benefit). Other requested changes are listed below.
-

Include a dwelling ratio rather than ‘equivalent value’ for community infrastructure hubs and
additional public open space to ensure greater certainty for developers and decision makers, and
ease of application.

-

The ratio should be set at a rate that is attractive to developers, while managing population
density. If a ratio is not adopted, an application requirement should be added to the CCZ1
indicating that the valuation to be used is to be submitted with the Planning Permit Application. A
definition of what is being valued (for the public benefit and equivalent value) must also be
included.
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-

•

Include clearer requirements regarding the standard for delivery and mechanism of handover of
the asset (at no charge) of each ‘public benefit’, including:
- specifying that an affordable (social) housing unit is the construction of units including
internal fit out (and any other requirements, such as connection to services)
-

specifying that ‘Additional Public Open Space’ includes the provision of land and full
remediation and embellishment works at no cost to, and to the standards of Council.
This must also make it clear that this will not count towards a Clause 52.01 Public
Open Space Contribution or any site coverage requirement

-

clarifying whether delivery of community infrastructure includes the provision of land
/ floor area and the construction and fit-out of the facility, or just provision of land /
floor area, and how this is to relates to a future DCP / ICP. The construction and
configuration of the community hub must be to the satisfaction of the Receiving
Agency

-

all public benefits must be vested in the Receiving Agency at no cost

-

clarify that development and open space contributions will be payable on additional
dwellings created under Floor Area Uplift but not the public benefit itself (e.g. social
housing units and community hubs).

Develop a new Fact Sheet which is limited to clearly explaining how Floor Area Ratios and Floor Area
Uplift are applied and are calculated.

Providing clarity for infrastructure delivery and funding / Public Acquisition Overlays
•

Clarify what approach will be taken to acquire sites which are shown entirely as public open space and
new streets in Map 2 and Map 3 of the CCZ1. For example Public Acquisition Overlay (PAO) or similar,
intended funding sources and acquiring authority.

•

Amend CCZ1 to include an application requirement for a Public Infrastructure Plan (PIP) for land use,
buildings and works and subdivision applications. A PIP will show the extent of any storm water
drainage works, land affected or required for the provision of infrastructure works (including land
identified as streets, laneways, public open space and community facilities), and the staging and timing
of delivery of infrastructure. It also nominates any DCP infrastructure works to be provided ‘in lieu’ of
development contributions, and nominates who is responsible for infrastructure delivery, if it is not
developer works. This will ensure that the delivery of baseline trunk infrastructure is delivered in a
manner that facilitates the orderly development of the land.

•

Identify a notional and underlying building height in CCZ1 where whole sites are identified for public
open space to assist in the consideration of land valuations if acquisition is required.

•

Prepare a fully costed and fully funded DCP or ICP for Fishermans Bend as a priority (refer to Part A of
this submission).

•

Increase the Clause 52.01 Public Open Space Contribution to 10 per cent (refer to Part B Priority
Outcome 3.2).

Planning for train infrastructure
•

Amend CCZ1 to provide greater clarity for protecting deliverability of the Metro train corridor through
Fishermans Bend, such as:
-

clear permit requirements for protection of the train alignment

-

include the indicative location of station boxes and entrance locations on Map 1 or Map 2.
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Creating distinctive neighbourhoods
Strategic outcome
•

A series of diverse and unique neighbourhoods which have their own character and sense of place, and
assist with legibility.

Aspects of the planning controls that Council supports
•

Inclusion of policy at Clause 21.06-8 Fishermans Bend Urban Renewal Area of the MSS to guide:
-

land use outcomes

-

overall urban structure of Fishermans Bend, including key elements such the Plummer Street and
Fennell Civic Spine, Buckhurst Street spine

-

integration with adjoining neighbourhoods

-

preferred future character.

Aspects of the planning controls that require change
•

•

Amend Clause 21.06-8 Fishermans Bend Urban Renewal Area to provide clearer guidance on
Fishermans Bend-wide structural elements, including:
-

the creation of a diverse skyline that differentiates between and provides a transition between the
different precincts

-

the character of key boulevards and green links which cross multiple precincts and integrate into
surrounding neighbourhoods (e.g. Plummer / Fennell Street, Williamstown / Normanby Road,
Ingles Street and Salmon Street)

-

key view lines and vantage points to be considered.

Amend Clause 21.06-8 to provide more specific guidance around the character to be delivered in
precincts and sub-precincts, and address gaps in guidance to decision making on discretionary building
controls and land use, including:
-

outlining the location and intended character of core retail areas

-

describing the range of non-residential uses sought in non-core areas

-

describing the preferred built form character and the interaction of development with the public
realm (key streets and open spaces), heritage and character buildings and bridges

-

describing the preferred streetscape character and level of street enclosure sought

-

identifying locations of landmark and civic buildings

-

providing guidance for strategic sites / locations

-

identifying and providing guidance for the reuse / adaptation of heritage and character buildings

-

ensuring that a consistent level of guidance is provided in each precinct and sub-precinct to guide
preferred character and land use, having regard to matters such as building massing, height,
relationships between buildings, heritage buildings, street wall heights, setbacks, site coverage and
other built form elements.
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Deliver a range of built form typologies
Strategic outcome
•

A diverse range of building typologies.

Aspects of the planning controls that Council supports
•

Identification of a range of building typologies in the MSS, for each precinct and sub-precinct.

•

The intent of developing a suite of planning controls to facilitate different building typologies, including
FAR, building heights, setbacks, street wall heights and site coverage requirements.

Aspects of the planning controls that require change
Tailoring the controls to facilitate typologies
DDO30 currently encourages podium-tower building typologies for buildings over 10 storeys in height. The built
form controls will not in themselves create the preferred character or diversity of built form outcomes. The
following will assist in this outcome.
•

•

Amend DDO30 to provide more tailored controls for each built form typology that is more specific to
each precinct, such as:
-

maximum tower floor plates sizes and spacing between buildings to create slender towers in
Sandridge and Montague North (along Normanby Road)

-

a lower street wall height for the north side of Buckhurst Street to minimise overshadowing of the
southern side of the street (as per the MSS)

-

maximum site coverage, maximum street wall heights, site permeability, separation distances
between buildings on the same site, access to sunlight in communal open space to facilitate
courtyard, perimeter blocks, T and L shaped blocks and campus style development on larger sites
in the non-core areas of Sandridge and Wirraway

-

rear and/or side setbacks to create access to light, limit overlooking and manage the amenity
impacts of infill, row/terrace and shop-top development in Montague South where there are small
and irregularly shaped land parcels

-

street wall height and interfaces to laneways to facilitate low to mid-rise courtyard and perimeter
blocks and hybrid developments.

Amend the Clause 21.06-8 to include a wider selection of built form typologies including narrow lot
buildings, block buildings (including T and L shaped blocks), slab buildings and row buildings to further
diversify built form typologies delivered.

Relationship between FAR, FAU and other built form controls
A key gap in the planning controls is an explanation of the relationship between the FAR, FAU and the built form
controls in DDO30. This creates potential confusion about the scale of development that can be achieved under
the controls. Testing has shown that on some sites, the FAR is significantly lower than the maximum building
height, and on other sites the FAR does not fit within the maximum building height. As a result, the following is
proposed:
•

Amend the CCZ1 and DDO30 to clarify the relationship between FAR, FAU and the built form controls.
This should specify that FAR and FAU are not as of right, and must be read in conjunction with the built
form outcomes in DDO30 (including the preferred maximum heights).
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Promoting high quality buildings and public realm
Strategic outcomes
•

Well-designed buildings that contribute to the future built form and place character, have high levels of
amenity and respond sensitively to existing areas.

•

A high quality public realm, with good access to daylight and sunlight and appropriate levels of street
enclosure.

Aspects of the planning controls the Council supports
•

General approach to building heights with mandatory heights in key locations, including ‘interface’
areas adjoining established residential neighbourhoods.

•

Mandatory winter solstice overshadowing controls for key district and precinct, noting the critical
importance of solar access to public open space in winter.

•

Mandatory minimum separation distances between buildings.

•

A mandatory maximum six storey street-wall height along streets, except where a building of less than
10 storeys are proposed.

•

Identification of the need for lower street wall heights adjacent to laneways.

•

70 per cent site coverage requirement for the non-core areas of Sandridge and Wirraway to encourage
courtyard and perimeter style mid-rise developments, increase permeability of sites, and promote a
more landscaped, family friendly character in these areas.

•

Protection of overshadowing of residential areas south of City Road, Williamstown Road and east of
Boundary Street.

Aspects of the planning controls that require change
Further guidance in relation of discretion
•

The key gap in DDO30 is the lack of place specific guidance for built form outcomes. This could be
addressed by splitting DDO30 into three DDO Schedules, one for each precinct, and including key place
specific outcomes and additional detail e.g. including specific built form outcomes against each specific
building height.

Address gaps in the building heights, building separation, street wall and site coverage controls
•

The following amendments should be made to DDO30:
-

Require increased separation distances for buildings over 20 storeys. Under the controls, buildings
of 40 storeys could be constructed with the same separation distances as 21 storey buildings.

-

Provide guidance on whether or when developments should build to the full width of a lot (for
example: in Montague) or whether separation between buildings is required (for example: in parts
of the Sandridge or Wirraway non-core areas).

-

Include a minimum separation distance for buildings with habitable room windows fronting
narrow lanes (of less than 9m width) to ensure access to daylight, cross ventilation and avoid
overlooking.

-

Identify a preferred street wall height for the Plummer Street / Fennell Street spine, Normanby
Road and the Buckhurst Street Green Spine. Clause 21.06-8 identifies a lower street wall height for
Normanby Road and Buckhurst Street to provide sunlight access to the southern footpath, but this
is not reflected in the DDO.

-

Address the conflict between street wall controls for streets and lanes on corner sites where two
different mandatory street-wall heights apply.
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•

-

Identify circumstances where a podium tower form may not be desirable or where a sheer building
could be considered to mark specific corners or adjoining a plaza or public space, subject to wind
and other amenity impacts.

-

Clarify when a street wall must be constructed on a site boundary.

-

Clarify that walls on boundaries up to six storeys must not include windows to allow development
on the neighbouring site to match in with this condition.

-

Clarify whether a building with an eight storey street wall can be built to the rear boundary as well
as the side boundary. The controls permit blank walls to the rear boundary to six storeys only and
eight storeys to a side boundary. It is unclear why.

-

Provide guidance for upper level setbacks and separation distances that apply to a 10 storey
building with an eight storey street wall. The provisions only deal with development above six
storeys.

-

Amend Map 2 to include the suggested changes to buildings heights in Attachment 5.

Specify that site coverage is based on 70 per cent of the net developable area (it excludes streets,
laneways and public open space) instead of gross developable area. This would prevent the inclusion of
roads, streets, lanes and open space in the calculated area, which would undermine the purpose of the
requirement in encouraging courtyard and perimeter block developments.

Protecting the amenity of the public realm, public open space, private and communal open space
•

Clarify the approach to the overshadowing of neighbourhood parks and key linear parks such as the
Highline in Montague as some have some protection and others do not.

•

Include a requirement in DDO67 of the Melbourne Planning Scheme to ensure public open space in
Sandridge is not overshadowed by development in Lorimer.

•

Include a requirement that carries over the overshadowing controls contained within DDO8 which
relates to South Melbourne Central.

•

Provide guidance for acceptable wind levels for private open space and communal open space within a
development.

•

Move requirements for new private and communal open space from Clause 22.15 to DDO30.

Providing better design guidance for high-rise buildings
•

A gap in the controls is the absence of a maximum tower width (or maximum floorplate sizes). The
purpose of such a requirement is to prevent the development of slab-like building forms. Slender
towers are preferred as they minimise overshadowing and negative wind conditions, reduce loss of the
sky view, allow more daylight into buildings (the result of less depth), create architectural interest and
reduce the bulky appearance of the building.

•

Amend DDO30 to promote well-designed slender towers by including:
-

a requirement that towers are designed as three carefully integrated parts: a base building, middle,
and top
a maximum tower dimension to prevent slab-like building forms, maximise sunlight penetration
and negate wind tunnelling.

Promoting design excellence
•

Change the reference in Clause 22.15 from ‘design excellence’ to ‘design quality’ so that there is a more
tangible link to local and state policy.
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•

Include design standards that set benchmarks that achieve high quality design and construction, such
as:
-

consideration of the site and surrounding context and the impact new development will have on
the urban realm
innovation in design and construction methods
innovative development models and sustainable building design
architectural quality
effective use of resources
high-quality materials
integration of building services
building adaptability.

Designing buildings to address the street
•

Review the requirement for raised habitable floor levels to address flood risk. As noted in Priority
Outcome 6.3 in Part B of Council’s submission, Council is working with the City of Melbourne, South
East Water, Melbourne Water, the Fishermans Bend Taskforce, the Department of Environment, Land,
Water and Planning (DELWP) and Co-operative Research Centre for Water Sensitive Cities, to find a
landscape solution which avoids the need for raised floor levels. This would avoid the need for current
proposal to raise floor levels given these have a negative urban design and accessibility outcomes.

•

Amend DDO30 to require:
-

the articulation of building facades to express a fine grain

-

all visible sides of a building (whether fronting streets, laneways or other development) should be
fully designed and appropriately articulated to provide visual interest

-

blank building walls that are visible from streets and public spaces should be avoided. However any
visible blank walls of buildings (where permitted) should be articulated to provide visual interest.
(Note this should include walls which are blank while development on an adjoining has yet to be
developed)

-

buildings on corner sites should address both street frontages

-

limit the amount of the frontage that can be occupied with building services at the ground level

-

mandatory sleeving of car parking along primary frontages and streets with active uses to provide a
usable space. Move other sleeving requirements from the Parking Overlay

-

integrate existing infrastructure such as substations into the design of buildings

-

provide guidance on building interfaces with new bridges.

Strengthening consideration of heritage
•

A gap in policy is any reference to heritage places. The following should be included in DDO30 to
address heritage.
-

Include a reference to heritage in the DDO objectives.

-

Include heritage considerations in the Built Form Outcomes for heights, street walls and upper level
setbacks, separation distances site coverage and active frontages.

-

Include the following requirements:
−
Promote the retention of heritage places in Fishermans Bend, including adaptive reuse.
−

The design of new buildings should respect the character, height, scale, rhythm, materials
and proportions of heritage places.
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•

−

New buildings should step down in height, massing and scale to adjoining lower scale
heritage places.

−

Encourage the retention and adaptive re-use of character buildings. Noting the policy would
need to include the appropriate map showing these properties.

Amend DDO30 to include policy to investigate archaeological sites.

Creating activity centres and encouraging jobs
Strategic outcome
•

Activity centres in each precinct with a clear hierarchy across Fishermans Bend and defined core retail
and civic areas to form the community heart of each precinct.

•

Providing for 36,000 jobs within Sandridge, Montague and Wirraway, with the highest concentration of
jobs in the core area of Sandridge with smaller clusters in Montague and Wirraway core areas.

Aspects of the planning controls that Council supports
•

Designation of core and non-core areas in each precinct (excepting the suggested changes to
boundaries – refer Attachment 2) which identify where commercial floorspace and jobs should be
concentrated.

•

Designation of streets where primary and secondary active frontages are required to deliver retail and
commercial uses and a high quality pedestrian experience at ground floor within activity centres.

•

Allowing employment, commercial and retail uses as-of right in core areas along primary and secondary
active frontages, and requiring a permit for dwellings in core areas in the CCZ1.

•

Inclusion of a ‘Minimum Floor Area not used for Dwelling’ to deliver a minimum amount of commercial
floorspace concentrated in core areas to create job density.

•

An exemption to exceed the FAR in core areas where commercial floorspace is provided.

Aspects of the planning controls that require change
Providing guidance on new activity centres
•

Amend Clause 21.04-2 Activity Centres in the MSS to identify the creation of three new activity centres
in Fishermans Bend – a Metropolitan Activity Centre in Sandridge and Neighbourhood Activity Centres
in Wirraway and Montague. Update Table 1: Activity Centres in Port Phillip in Clause 21.4-2 to identify
the role and function of each of the three centres.

•

Similarly amend Table 2: Office and Mixed Use Activity Areas in Port Phillip in Clause 21.04-3 Office and
Mixed Activity Areas to identify the role and function of different parts of Fishermans Bend rather than
the whole area.

•

Amend the Clause 21.06-8 Fishermans Bend Urban Renewal Area in the MSS to provide additional
guidance for activity centres, including:
-

identifying the location of core retail areas (activity centres) within the core areas of Montague,
Sandridge and Wirraway

-

identifying a clear activity centre hierarchy

-

describing the intended scale, land use mix and future character of each retail area

-

discouraging dwellings at ground floor on primary and secondary active frontages.
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Mandating the need for commercial floorspace in core areas
•

•

Amend the CCZ1 to strengthen job provision and retention in core areas:
-

include the ‘Minimum Floor Area Not for a Dwelling’ as a mandatory requirement. Rename to
‘Minimum Commercial Floor Area’, to reinforce the purpose of the core area and provide a
definition to clarify what type of floor space counts towards this category (for example: does car
parking count?)

-

clarify that the ‘Minimum Floor Area Not for a Dwelling’ is to be provided within the FAR, not in
addition to the FAR. The FARs have been calculated to include the commercial floor space (Hodyl +
Co, 2017). If this is not included, population targets will be substantially exceeded (refer Part B
Priority Outcomes 1.4 and 4.1)

-

include a permit trigger for conversion of use from a commercial to residential use to manage
impacts on jobs and amenity impacts from the reuse of former commercial / office buildings on
neighbouring residential uses

-

require that an exemption to exceed the FAR in core areas where commercial floor space must be
subject to meeting the built form outcomes in DDO30

Amend the provisions in DDO30 to ensure they create usable and viable commercial floorplates (for
example ensuring that spaces created when sleeving car parking or within a podium are usable).

Consolidating guidance for Primary and Secondary Active Frontages
•

Amend the CCZ1 to guide land uses on primary and secondary active frontages to further refine the role
of each activity centre:
-

amend the Table of Uses to allow supermarkets, department stores, cinemas and bank as of right in
Montague, Sandridge and Wirraway only where they are located on a primary active frontage and
require a permit in all other locations (including secondary frontages).

-

to reinforce Sandridge’s role as a Metropolitan Activity Centre, restrict sub-regional attractors such
as department stores to the core of Sandridge only, and prohibit new industry and warehouse uses
along Sandridge primary and secondary active frontages.

-

include a definition for primary active frontage and secondary active frontage.

•

Move the active frontage requirements in Clause 22.15 to the DDO30 to consolidate all active frontage
requirements in one location for ease of use and clarity.

•

Amend Map 1 in the CCZ1 and Map 1 in the DDO30 to show suggested changes to the extent of core
and non-core areas (refer Attachment 2), and the extent of primary retail frontages and secondary retail
frontages (refer Attachment 3).

Encouraging a diversity of employment types and industries in non-core areas
•

Amend Clause 21.06-8 Fishermans Bend Urban Renewal in the MSS to specify preferred types of
industries encouraged in each precinct and sub-precinct to encourage the provision of employment
floorspace in non-core areas. This will help to recognise that non-core areas fulfil a different
employment role to core areas. For example, creative industries in the Montague South non-core area,
and urban manufacturing or high-tech clean industrial uses in areas such as between the transmission
line easement and the Westgate Freeway in Wirraway non-core area.

•

Amend Table 3: Industrial Areas in Port Phillip in Clause 21.04-4 Industrial Areas in the MSS to better
identify the industrial role and function of different parts of Fishermans Bend.
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Master planning of key sites and areas via the Development Plan Overlay
Strategic Outcome
•

A coordinated approach to the delivery of infrastructure and activity centres where there are multiple
landowners.

Aspects of the planning controls the Council supports
•

The use of the DPO2 to master plan strategically important infrastructure, land use and development
outcomes on key sites and locations.

Aspects of the planning controls that require change
•

Amend the DPO2 to provide clarity of intended outcomes for developers and decision makers. Include
objectives for the development plan, decision guidelines to assess a development plan (including
requiring the views of key stakeholders and all landowners) and specific guidance on the plans required
for each area covered by the DPO.

•

Amend DPO2 to allow for minor alterations and additions and temporary uses to the satisfaction of the
Responsible Authority prior to the approval of a development plan.

•

Amend the areas covered by DPO2 to ensure the coordinated delivery of infrastructure with new
development and to protect key strategic opportunities as per the suggested changes in Attachment 9,
including:

•

-

the retail core areas in Montague, Sandridge and Wirraway to create a masterplan for each activity
centre, including identifying sites for anchor uses

-

large development sites to help plan the Plummer Street Spine and other new streets and public
open space

-

areas where there is fragmented land ownership to assist with the delivery of new linear parks and
roads

-

areas where development needs to respond to new bridges and tram crossing.

Consider using the DPO as a mechanism to redistribute Floor Area Ratio and Floor Area Uplift within
properties and building controls in key areas.

Delivering diverse, affordable and adaptable housing
Strategic outcome
•

Provision of a diverse housing stock including adaptable housing, to suit a broad mix of households,
income levels, lifestyles and life stages.

Aspects of the planning controls the Council supports
•

Dwelling diversity targets in Local Policy to encourage a percentage of three bedroom units in each
precinct, design that delivers family friendly housing and allows people to age in place and communal
open space within development.

•

Dwelling density targets in Local Policy to encourage a range of dwelling types and sizes.

•

Inclusion of a target for affordable housing provision in Local Policy.

•

DDO30 requirement for residential floorspace to be designed with embedded flexibility to combine and
adapt one and two bedroom dwellings into three or more bedroom dwellings.

•

Use of the Floor Area Uplift to incentivise the provision of affordable (social) housing as a public benefit
(noting concerns about additional population – refer Section B Priority Outcome 4.1 of this submission).
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Aspects of the planning controls that require change
Promoting affordable housing
•

Amend the Clause 22.15 Fishermans Bend Urban Renewal Area to increase the 6% affordable housing
target to be 6 per cent social housing and 20 per cent affordable housing overall (refer Section B
Priority Outcome 1.2 of this submission).

•

Use of both incentivised (ie FAU as proposed) and mandatory (inclusionary) planning mechanisms to
achieve certainty that affordable housing will be delivered (refer Section B Priority Outcome 1.2 of this
submission).

•

Mandated (inclusionary) affordable housing controls should be introduced in a staged manner to
minimise market impact in the short term, and whilst a broader based regional wide affordable housing
mechanism is established.

Requiring accessible housing
•

Amend Clause 22.15 to include a requirement that 50 percent of all dwellings (including developments
four storeys and under) should meet the needs of people with limited mobility, to align with Clause
58.05 of the Port Phillip Planning Scheme (which only applies to developments of 5 storeys or more).

Ensuring adaptable and diverse housing
•

•

Amend the Clause 22.15 to further facilitate housing diversity, through:
-

Applying the policy requirement to provide three bedroom dwellings to all developments of 10 or
more dwellings (instead of in developments of 300 or more dwellings), to align with existing clause
58.02-3 Dwelling Diversity – a State provision.

-

Increasing provision of three bedroom dwellings in Wirraway from 30 per cent to 40 per cent.

-

Encouraging provision of adaptable dwellings for a wider range of households and life-stage needs
beyond older persons, including home-office, for extended family households and dual key
apartments.

Amend the CCZ1 to include an application requirement for buildings and works to demonstrate future
proofing of proposed developments to enable conversion to future uses. For example demonstration of
conversion of car parking to office, the conversion of one and two bedroom apartments to three
bedroom; provision for additional vertical circulation where future use is more onerous; removal of car
ramps; façade and environmental services design to accommodate a change in use.

Protecting sensitive uses
Strategic outcomes
•

Protect sensitive uses from contamination.

•

Consider the potential amenity impacts on sensitive uses at the interface with the port, other key
freight routes and other key freight routes.

•

Recognise and respond to the continued operation of existing industry and warehouse uses.

Aspects of the planning controls that Council supports
•

Assessment and mitigation of potential adverse impacts of industrial and warehouse uses on sensitive
uses such as dwellings, childcare and offices and vice versa.

•

Requirement for an Amenity Impacts Plan for sensitive uses.

•

Application of the Environmental Significance Overlay to land west of Prohasky Street to manage
potential conflicts between land in the port environs and the adjoining Port of Melbourne.
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•

Use of the Environmental Audit Overlay to clearly indicate the potential for contamination and the
removal of the environmental audit requirements from the current Schedule to CCZ.

Aspects of the planning controls that require change
Managing the impacts of key infrastructure on sensitive uses
•

Amend CCZ1 to include consideration of amenity impacts of nearby port operations, freight routes and
other major transport infrastructure on proposed sensitive uses. This should include:
-

definition of major transport infrastructure. It is unclear if this refers to the Westgate Freeway,
Citylink and the current two tram routes through Montague and future tram route from Lorimer
down the Fennell / Plummer Street civic spine

-

consideration of noise and air emission standards which sensitive uses need to be met or mitigated
against

-

inclusion of a buffer distance and guidelines for the high voltage transmission lines in the north of
Wirraway

-

inclusion of buffer distances for the high pressure gas pipeline.

Clarity around the areas where the Environmental Audit Overlay
•

•

Clarify the rationale for excluding the application of the Environmental Audit Overlay (EAO) from:
-

parts of Plummer Street but includes Fennell Street. This would exclude part of the proposed civic
boulevard from the requirements of an audit but not all of it. It also does not take the proposed
road widenings into account

-

large state-owned parks – including North Port Oval and JL Murphy Reserve

-

land bound by Whiteman Street, City Road and the Westgate Freeway in South Melbourne

Develop a consistent approach to roads and public open space across Fishermans Bend.

Promoting environmental sustainability
Strategic outcome
•

Ensure world best practice sustainability outcomes are achieved in relation to energy, water and waste
at both the precinct and built-form scale.

Aspects of the planning controls that Council supports
•

Requirement for Green Star ‘Design’ and ‘As Built’.

•

Development to achieve a 20 per cent improvement in energy efficiency above the National
Construction Code.

•

Requirements for well-designed streetscapes and green corridors.

Aspects of the planning controls that require change
Stronger sustainability requirements
•

Relocate the sustainability provisions relating to energy, urban heat island effect, sea level rise and
water recycling and management and waste management from Clause 22.15 to provisions (ie DDO30 or
CCZ1) to give them sufficient weight in the planning scheme and provide the ability to make some
requirements mandatory. A number of the provisions in the current Strategic Framework Plan are
mandatory – these controls are critical to achieving the sustainability targets for Fishermans Bend and
must be retained as mandatory controls.
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Raise the bar on Green Star requirements
•

Amend the CCZ1 to increase the requirement for 4 Star Green Star Design and As Built to 5 Star Green
Star (refer Part B Priority Outcome 6.3).

•

The requirement for GreenStar Design and As Built as a condition of permit in the CCZ1 is considered
too late in the process. Council considers that it must be an upfront consideration of any planning
permit and be a key part of the design of the development (in the same way as heritage, amenity and
other key development considerations must be taken into account).

•

Include a requirement in the CCZ1 which identifies key minimum GreenStar Credits which a
development must achieve to ensure that key environmental outcomes are achieved and not traded
off. These include:
-

Credit 18 Water efficiency

-

Credit 26 Stormwater

-

Credit 17 Sustainable Transport

-

Credit 19 Life cycle impacts – Building Reuse (where facades or structures of existing buildings are
proposed to be reused)

-

Credit 3 Adaptation and Resilience

-

Credit 15 Greenhouse Gas Emissions

-

Credit 16 Peak Electricity Demand Reduction

-

Credit 14 Thermal Comfort

-

Credit 25 Heat Island Effect.

Minimum energy and emission standards
•

Include the following requirements in provisions:
-

Strengthen the requirement which seeks to achieve a 20 per cent improvement on current National
Construction Code energy efficiency standards by specifically identifying elements key to improving
outcomes for energy efficiency. The requirement should address greenhouse gas emissions
reduction, energy consumption reduction, high performing building envelope, glazing, lighting,
ventilation and air-conditioning, domestic hot water systems, building sealing and accredited green
power. The requirements should apply to residential, commercial and retail developments.

-

Increase the NatHERS rating to be achieved to 8 star with no dwelling achieving an outcome of less
than 7 star NatHERS.

-

A requirement for a 5.5 NABERS rating in commercial developments.

-

Strengthen the requirement for renewable energy generation. All developments should supply at
least 10 per cent of building energy use from on-site renewable energy sources or provide a
development contribution specifically for a regional renewable energy facility within Fishermans
Bend.

Managing water
•

Include the following requirements in provisions.
-

Review the requirement for raised habitable floor levels (refer Part B Priority Outcome 6.3).

-

Clarify the provisions to ensure it is clear that all fixtures are plumbed to be third pipe ready. This
would enable water to be supplied from precinct wide developments or on-site water in future
years.

-

Mandate the capture of rainwater from 100 per cent of roof areas (including podiums and other
above ground surfaces – not just suitable areas). Rainwater must be retained in a rainwater tank
with any controlled release to the satisfaction of the relevant authority to reduce the flood risk in
Fishermans Bend.
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-

Define best practice for WSUD as Best Practice Environmental Management (BPEM) 1999 as
amended.

-

Include clear application requirements including a Stormwater Management Plan must be
submitted demonstrating the proposed stormwater strategy.

Reducing the urban heat island effect
•

Include the following requirements in provisions.
-

All developments should provide external shading to windows and balconies to reduce the urban
heat island effect.

-

Strengthen the green infrastructure requirements within buildings, prioritising trees planted in
ground, deep root bulb planted trees, green roofs, green facades and green walls. Include a
requirement that developments incorporate a green roof that is at least 20 per cent of the total site
area.

Minimising waste
•

In provisions, include a requirement that a Waste Management Plan must be provided for all
development which complies with Council’s or the relevant authority’s Guidelines for Waste
Management Plans and demonstrates how the development meets the waste targets in the draft
Framework will be met.

Promoting active transport
Strategic outcome
•

Encouraging active and public transport use and minimising reliance on private cars by reducing car
parking and providing high quality bicycling, walking and public transport facilities.

Aspects of the planning controls that Council supports
•

Use of the Parking Overlay Schedule 1 (PO1) to minimise the supply of car parking through maximum
car parking rates (including allowing for zero car parking – noting further guidance is required).

•

Increased bicycle parking and motorcycle parking rates (noting this should be relative to a reduction in
car parking).

•

Requirement for green travel plans.

•

Requirements for on-site loading and servicing areas.

•

Provisions to manage the impacts of car parking and servicing on the public realm and create spaces
which can be adapted for other uses in the future.

Aspects of the planning controls that require change
•

Include further guidance in Parking Overlay 1 (PO1) on where and when zero parking may be permitted
in Fishermans Bend.

•

Amend the rates in the PO1 to further align with the travel mode targets in the draft Framework.
Changes that should be explored include:
-

increasing the provision of car share spaces

-

increasing the provision of bike parking spaces to 1 bike parking space per bedroom instead of per
dwelling, and increasing commercial and visitor rates.
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•

Amend DDO30 to include requirements for sleeving of car parking (relocated from PO1). Requested
changes include:
-

require mandatory sleeving of car parking on primary and secondary active frontages, but not in
laneways.

-

provide for natural ventilation to enclosed car parks to avoid mechanical ventilation.

•

Move the requirement for a Green Travel Plan from the MSS to a requirement of the car parking plan in
the PO1. Consideration should be given to how to ensure the on-going implementation and
enforceability of green travel plans.

•

Amend the PO1 to provide further guidance on the location of precinct car parking stations. For
example, these should not be allowed on primary retail active frontages.

•

Move requirements relating to crossovers, site access and on-site servicing and loading to the DDO30
(from the CCZ1 and PO1) and amend to provide further guidance as outlined below.

•

-

The location of crossovers and loading areas to limit the impact on key streets and public open
space.

-

Include requirements for on-site servicing and loading. Consider some exemptions to these
requirements such as for small sites and/or where zero car parking is provided.

-

Inclusion of the bicycle infrastructure plan from the Framework in DDO30 as a map.

Provide additional guidance on the design and layout of car parking in the PO1, as outlined below.
-

Locations for car share, bicycle and motor bike parking that are safe and easy to use with direct
access to the street or a cycle path.

-

Provision of on-site accessible parking spaces.

-

Provide for the retrofitting / repurposing of car parking spaces for car share and electric charging to
allow for car share growth into the future.

-

Guidance for end of trip bicycle facilities.

Additional technical matters
Status of Council in decision making
Council’s preference is to be the Responsible Authority (RA) for determining all planning applications within the
City of Port Phillip portion of Fishermans Bend.
Alternatively, if the Minister retains a RA role, the threshold for which Council is the RA should be lifted to
applications of up to 40,000 square metres.
There must be alignment between the RA status for both the City of Port Phillip and the City of Melbourne.
Council must be a formal Referral Authority under Section 55 for all applications where it is not the RA.
Current permit applications and approved permits
Live planning permit applications should be assessed against the proposed new planning controls in addition to
the existing controls.
The exclusion of transitional provisions from the proposed planning controls is strongly supported and should be
maintained.
Applications for extension of time for approved permits should only be approved where this is consistent with
the proposed planning controls and Fishermans Bend Framework.
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Definitions
Definitions should be included in appropriate provisions, and repeated as necessary throughout the planning
controls:
•
•
•
•
•
•
•
•
•
•
•
•
•

Core areas
Primary active frontage
Secondary active frontage
Gross Floor Area (clarify this includes above ground car parking)
Floor area not used for dwelling
Floor area uplift
Public benefit
Affordable housing
Social housing
Additional public open space
Community infrastructure
Tower
Laneways.

In DDO30:
• clarify in the definition of a street wall and street wall setback that buildings should be constructed to
an existing or proposed street or public open space instead of a lot boundary. This clarifies the situation
where a new road / public open space is proposed
•

define the term ‘additional shadow’ in Overshadowing

•

define site coverage as net developable area (i.e. excluding lanes, streets and open space)

•

refer to new and existing streets, laneways and public open space throughout.

Consistency of language and terms
Language used in the controls should be consistent throughout, and align with definitions (where these are
provided). Some examples of where multiple terms are used to describe a single issue include:
•

‘Core area’, ‘core land’ ‘activity core area’.

•

‘Neighbourhood Precinct Plan’, ‘precinct plan’.

•

‘Clause 22.15’, ‘Fishermans Bend Urban Renewal Area Local Policy’

Format of DDO30
Suggest the approach adopted in the DDO30 is to use a table for all Built Form Requirements. Different
approaches are taken to building heights and setbacks versus street-wall heights, walls on side / rear boundaries,
building setbacks to side and rear boundaries (excluding streets).
Subdivision
The provisions in the CCZ1 should differentiate between the subdivision of land, and the subdivision of a
constructed building.
Amend to the CCZ1 to include the following application requirements for subdivision.
•

A land budget table and a development budget generally in accordance with Maps 1, 2 and 3 of this
Schedule and any incorporated or adopted Precinct Plans, or approved development plan.

•

A plan that demonstrates how the proposed local street and movement network integrates with
adjacent urban development or is capable of integrating with future development on adjacent land
parcels.
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•

An infrastructure and utilities report that indicates how the site will be serviced, what upgrades to
existing infrastructure and what new infrastructure is required to be included as part of the proposed
subdivision and/or subsequent development. If the development is staged, this should set out what
infrastructure is proposed to be delivered with each stage.

•

An arboriculture report identifying all trees on the site and a tree retention plan.

•

A stormwater management strategy that assesses the existing surface and subsurface drainage
conditions on the site, addresses the provision, staging and timing of stormwater drainage works,
including temporary outfall provisions, to the satisfaction of the RA, Council and Melbourne Water
where appropriate.

•

indicative building envelopes on any subdivided lots

•

safe and effective vehicle ingress and egress

•

proposed means and location for waste collection

•

servicing arrangements

•

landscaping treatments

•

show how the site will be able to facilitate active interfaces to adjacent streets and open spaces

•

a staging plan (if it is proposed to stage the subdivision).
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Attachment 1: Suggested changes to Community Infrastructure Hubs
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*Subject to further testing through Precinct Planning

* There is potentially a need for additional Community and Education
Hubs (Primary School) to those shown on this plan. Further discussion
is required with the Department of Education and Training. Potential
sites can be identified through Precinct Planning.
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St

Prohasky
South
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Sandridge Art and Cultural Hub
(Library and Art Gallery)

Howe Reserve

Port Melbourne

Wirraway Sport and Recreation Hub
- Located within Prohasky Open
Space to help activate the reserve.
Preferred location would provide a
terminating vista to Plummer Street.
- Stand-alone hub recommended due
to Sport and Recreation Hubs being
difficult to construct within a mixed
use development (due to structural
requirements).
- Sites in the investigation area
nominated in the Framework
generally not large enough to
accommodate FAR and the
floorspace required for the Hub.

Wirraway Art and Cultural Hub
(Performance Space, Rehearsal
Space and Art Studios)

100m

200m

- Located on one of the four corners
of Salmon and Plummer Streets to
create a landmark civic building,
potentially as a stand-alone hub.
Wirraway Education and Community
Hub (Primary School)
- Tarver Street site on a local street
with linear park, a short walk
to Prohasky Reserve, JL Murphy
Reserve and Wirraway retail area.
- Preference for a stand-alone
hub due to site size and 8 storey
discretionary height limit.

- Co-located with open space
(plaza) on the corner of Plummer
and Bridge Streets to create
a landmark civic building,
potentially as a stand-alone hub.
500m

Wirraway Education and
Community Hub (Secondary
School)
- Government owned land adjacent
to JL Murphy to allow for co-use
of sporting fields in JL Murphy
Reserve.

Additional Education and
Community Hub (Primary School)
- Site opposite JL Murphy reserve to
allow for co-use of sporting fields
in JL Murphy Reserve.
- Hub to be delivered within a mixed
use development.

Sandridge Sport and Recreation Hub
and Education and Community Hub
(Primary and Secondary)

Montague Art and Cultural Hub

- Education and community hub
expanded to be a P-12 - combined
Primary and Secondary School.

- Co-located with existing School,
a short walk from 109 tram and
Montague Street / Normanby
Road bus route and opposite the
Buckhurst Street activity core.

- Hubs co-located on the site adjacent
to North Port Oval.

- Stand alone hub due to existing
Government owned land.

- Stand alone hub recommended as
Sport and Recreation Hub difficult
to construct within a mixed use
development, and to deliver a key
civic hub in Sandridge.

Sandridge Health and Wellbeing Hub
- Site in the Sandridge Core area,
within easy walking distance of public
transport (tram, train and bus).
- Hub to be delivered within a mixed
use development.

Montague Sport and Recreation Hub
- Co-located on the site with Montague
North Park (government owned land).
Suggest this whole parcel is shown as
open space to facilitate this.
- Stand-alone hub recommended as
Sport and Recreation Hub difficult
to construct within a mixed use
development.
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Attachment 2: Suggested changes to Core and Non-Core Areas
*Subject to further testing through Precinct Planning

Floor area ratio (FAR) controls
Figure 11
Legend
Core
Precinct

FAR

Minimum commercial FAR

Wirraway

4.1 : 1

Sandridge

8.1 : 1

3.7 : 1

Montague

6.1 : 1

1.6 : 1

Lorimer

5.4 : 1

1.7: 1

Non-Core
Precinct

1.9 : 1

FAR

Wirraway

2.1 : 1

Sandridge

3.3 : 1

Montague

3.0 : 1

Existing open space
Proposed open / urban space
Private open space

The following average dwelling
sizes have been used to develop
these Floor Area Ratios:
• 1 bed: 50sq/m
• 2 bed: 70sq/m
• 3 bed: 110sq/m
• 4 bed 130sq/m

Blocks with combined Core and Non-Core areas

Montague Core Areas (south of Montague Street)

Floor Area Ratios

- Suggest future blocks do not contain both noncore and core areas for ease of application of
FARs. Building heights can be used to manage
preferred development outcomes.

- The inclusion of sites west of Montague Street in
the core area is not supported. The primary retail
frontage / core retail area of Montague should not
extend west of Montague Street.

- Suggest for ease of use and
calculations that numbers be
rounded to a whole number
(e.g. 6:1 instead of 6.1:1).

- The northern block in Sandridge should be
entirely Non-Core, while the other Sandridge
block and the Plummer Street (Wirraway) block
should be entirely Core.

- It appears the core designation is based largely on
a permit having been issued for the site. A similar
outcome to the approved permit should not be
supported/approved if the permit is not acted upon
0m 0m
and a new permit is sought.
10 0

- Floor Area Ratios to be further
tested through Precinct Planning.

2

*Note: FARs should be shown for all parcels of
land, including all new open spaces and new
roads, to ensure it applies to the whole property.

0m
50

m
00
10

Sustainability goals 41
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Attachment 3: Suggested changes to Primary and Secondary Active Frontages
Activity
*Subject
to Cores
further testing through Precinct Planning

Activity Cores
Figure 13

Figure 13

Legend

Legend

Primary active frontages (retail)

Primary active frontages (retail)

Secondary
active
Montague
North
Parkfrontages (retail / commercial)

Secondary active frontages (retail / commercial)

Mixed use high intensity (core activity)
- Suggest
the secondary frontage is deleted.
(non-core activity)
ThisMixed
is notuse
themedium
most viable
location for retail
open space
and Existing
commercial
uses.

Mixed use high intensity (core activity)
Mixed use medium (non-core activity)
Existing open space

Proposed open / urban space

Proposed open / urban space

Private open space

Private open space

Normanby Road
- Suggest Normanby Road is changed to
predominantly a secondary active frontage
(retail / commercial). Potential for an area
of primary active frontage (subject to the
outcome of the retail assessment).
- The road is extremely wide and heavily
trafficked and is more conducive to a mix
of retail and commercial uses, rather than
a high-street primary active frontage.
- Designating the whole street as a primary
active frontage (retail) may detract from
Buckhurst Street, which is the preferred
high-street retail-focused street.

Bertie Street, Sandridge Core
Plummer Street
- Suggest the areas of Plummer
Street between Smith Street and
Prohasky Street and opposite JL
Murphy Reserve are changed to
secondary active frontage (retail
m
0m to enable the
0m 00m
/10commercial),
00
2
50
10
retail core to be focused around
the intersection of Plummer and
Salmon Streets.

Sandridge Non-Core area

- Change Bertie Street between - Remove secondary active
North Port Oval and Woolboard frontage (retail / commercial)
Road extension to primary
from this area (Johnson Street,
active frontage (retail).
Boundary Street and new eastwest street). Local streets in
- Bertie Street is the key norththis area can accommodate
south pedestrian connection
a combination of active
through Sandridge, connecting
residential, commercial and
to large open spaces (North
retail uses at ground level.
Port Oval) and community

facilities.
- The extent of the core retail area
will need to be further refined
Sustainability goals 47
depending on the outcome of
the retail assessment (currently
underway).

- Secondary active frontages here
may detract from the Sandridge
and Montague core areas.

Buckhurst Street west

Montague Street

- Change the section of Buckhurst Street
west of Montague Street to secondary
active frontage (retail/commercial), so
that different land use outcomes are
achieved for Buckhurst Street either side
of Montague Street.

- Suggest Montague Street between
Normanby Road and Buckhurst Street is
changed to secondary active frontage (retail
/ commercial).

- Buckhurst Street between Montague and
Boundary Streets should have a mix of
retail and commercial uses at ground floor.
The retail core should be focused east of
Montague Street.
- The extent of the core retail area will
need to be further refined depending
on the outcome of the retail assessment
(currently underway).

- Opportunities to activate Montague
Street with
retail shops0mis limited given
0m
0
50
a number
of heritage10buildings, a large
building already constructed (Gravity
Tower), and the large gap underneath the
109 tram overpass/bridge. A secondary
active frontage does not preclude retail
Sustainability goals 47
development.

0m 0m
10 20

- The extent of the core retail area will need
to be further refined depending on outcome
of retail assessment (currently underway).
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Attachment 4: Suggested changes to Public Open Space
*Subject to further testing through Precinct Planning
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Future Graham Street
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Whiteman St

Bo

Potential for Consolidation/
Relocation

open space

Hartley

- Investigate potential to consolidate two
smaller proposed open spaces into a
larger (1ha) passive open space within
the Sandridge core. Retain 12m wide
linear park on south side of Woolboard
Road extension.

Investigation Area

- Suggest this area is shown as open
space in order to co-locate the
Montague Sport and Recreation Hub
and the Montague North Park on
this site. This will reduce buildings
overshadowing the park.

- Investigate potential for joint master plan of
CoPP and State Government owned sites and
opportunity to provide a larger, more usable
open space rather than two smaller spaces.

Rd

Sandridge North Park
Potential Additional Open Space

Montague North Park

Boundary Street Council and State Owned Sites
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JL Murphy Reserve

ky
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Prohasky
North
open space

St

Melbourne
Grammar
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Tarver

St

Prohasky
South
open space
Howe Reserve

Port Melbourne
100m

Prohasky Open Space &
Melbourne Grammar sports fields
- Opportunity for public access
to Melbourne Grammar Sports
fields to be explored further with
Melbourne Grammar. Master
plan for Prohasky Reserve to
consider how the two sites could
best be integrated.

Wirraway Open Space
- Investigate the potential
to relocate this space
and/or provide
additional public plazas
within the activity
centre.

200m

Wirraway Station Entries

500m

- Precinct Planning to explore
smaller public plazas (with
spill out space) and station
entries within buildings to
ensure a consistent / legible
street wall to Plummer
Street.

Plummer/Bridge Street

Sandridge Station Entries

- Investigate consolidation
of the open space on the
south side of Plummer
Street (within private
property) into a larger civic
space on the north side of
Plummer Street.

- Precinct Planning to explore
smaller public plazas (with spill
out space) and station entries
within buildings to ensure a
consistent/legible street wall
to Fennell Street.

Woodruff Street Park
- Potential for the remaining
open space to be re-allocated - Investigate the potential
to increase size of open
to the Civic Plaza on the
space and implications this
corner of Plummer/Salmon
might have on development
Streets to create a grander
potential of remainder of site.
more usable civic space.

- Potential for the remaining
open space to be re-allocated
to the Civic Plaza on the corner
of Plummer/Bertie Streets to
create a grander more usable
civic space.

Gladstone & Buckhurst Street Parks
and additional Public Plazas
- Investigate alternative locations for
the Gladstone Street and Buckhurst
Street open spaces and additional
public plazas (up to 1,500sqm) within
non-core areas of Montague South
to ensure usable spaces and increase
public open space provision in
Montague South.
- The Gladstone Street open space
is currently occupied by a building
less than 5 years old which is strata
titled. Public open space is unlikely
to be delivered by 2050. The existing
building (including land uses and
character) is consistent with the
vision for Montague.
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Building height controls
Figure 12

Building height controls
Attachment
5: Suggested changes to Building Heights

Legend

Figure 12

*Subject to further testing through Precinct Planning

Mandatory

Legend
Mandatory

4 storeys

4 storeys

Discretionary

Discretionary

4 storeys

4 storeys

8 storeys
(except
6 storeys
within
Wirraway)
Heights
in these
areas to
be further
tested
12
storeys
(except
where
noted)
through Precinct Planning.

8 storeys (except 6 storeys within Wirraway)
12 storeys (except where noted)
24 storeys (except where noted)

24 storeys (except where noted)

Unlimited (except where noted)

Unlimited (except where noted)

Existing open space

Existing open space

Montague
Core (24 storey and unlimited
Proposed open / urban space
height area east of Whiteman Street)

Proposed open / urban space
Private open space

Private open space

- Height requires further testing to ensure
that this site does not overshadow streets
in South Melbourne which are protected
by mandatory overshadowing controls
to ensure southern footpaths are not
overshadowed (DDO8).
- Height should encourage the retention of
existing low-scale heritage buildings on the
site should be retained.

Wirraway Core (24 storey area)
- Reduce the maximum height to 15
storeys in the Wirraway Core.
0m 0m
10 20

- Plummer
Street andmthe retail core
0m
00 scale, more
50
should
have a lower
10
intimate feel than Sandridge, created
through predominantly mid-rise scale
goals
43 (up
with a fewSustainability
small slender
towers
to 15 storeys) for residential and
commercial uses.
- Current planning scheme controls
apply a 12-18 storey mandatory height
limit. Given the FAR and the vision for
this area, the overall height should not
be increased.

*Note that heights should be shown for all
parcels of land, including open space (as
is the approach in the current DDO).

Montague Core (12 storey & 20 storey
areas west of Montague St)

Montague Core (20 and 12 storey areas
east of Montague Street)

- Reduce the maximum height to 8 storeys.

- The vision for the Buckhurst Street core
retail area is an intimate high street with
a range of offers including convenience
shopping, local services and cafe/
restaurants along the linear park.

- The extension of the core area to these
sites and the primary active retail
frontage is not supported.
- It appears the core area and proposed 20
storey height is applied to the northern
site largely due to a permit having been
issued for the site. A similar outcome
would not be supported if the permit
is not acted upon and a new permit is
sought.
- Current planning scheme controls are
an 8 storey mandatory height limit for
the southern site. This should not be
increased.

- The maximum height of 20 storeys
m
mhigh, and the
is considered to be
0mtoo
00
00
10 2area
proposed 12 storey
requires5 further
testing.

m
00
10

- It appears the maximum 20 storey
Sustainability goals 43
height limit is applied to this site given
a permit has been issued. A similar scale
outcome would not be supported if the
permit is not acted upon and a new permit
is sought.
- Heights to be further tested through
Precinct Planning.
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cycling networks, including the
Westgate Punt and Yarra River
Attachment 6: Suggested changes to Road Hierarchy
Corridor
*Subject to further testing
through Precinct Planning
1.3.4 Install high-quality bicycle parking
and facilities at key transport
Local One Way Streets
interchanges
- Investigate the creation
of a series of one

transport
corridors
and lanew
prioritise

space/50m2 should be provided for
workers and one space/1000m2 for
visitors
Additional Local Road

- This proposed
new local
1.3.9 Deliver best
practice
cyclist protection
road is shown in Figure 8 through intersection
design
Road Network and should

way east-west streets (new street north
of Plummer/Fennell Street, proposed new
street south of Fennell Street and Tarver
Street). This may be achieved through
reducing the width from 22m in Sandridge
core area, and allow for additional greening
in other locations. This would:

be included in Figure 6 Proposed Road Hierarchy
as a Local Street.

1.4.4 Provide re
on streets
Proposed New Local Street
public tra
- A new local street should be included south of
cycling co
Fennell Street between Boundary Street and
Bridge Street. The block sizes in Sandridge core
and move
area are too large for the preferred development
outcomes without a local street (with proposed
east-west laneways removed). Investigate this
as a one-way street. *Note: All plans in the
Framework should be updated to include this
new street.

- Assist with legibility in the precinct and
promote a sense of enclosure in the
Sandridge Core.
- Serve a dual role of servicing retail,
commercial and residential buildings and
providing safe walking and cycling streets.
- Provide additional space for pedestrians,
cyclists, tree planting and water within the
landscape within streets.
Direction of one-way streets to be
determined through Precinct Planning.

Legend
Arterial roads
Legend

Figure 6. Proposed road hierarchy

Collector roads

Arterial roadsLocal streets
Road closure
Collector roads
Local streets
Road closure

Fennell / Plummer Street

Prohasky Street

Change east-west Collector Roads to Local Streets

- Include a principle in the Framework
to restrict private vehicles from
travelling down the entire length
of the Plummer / Fennell Street
Civic Spine to ensure trams, cyclist
and pedestrian priority (e.g. create
sections where cars are not permitted,
squeeze points to create nodes of
activity and connect public open
spaces either side of the street).

- Change the whole street from
Collector Road to Arterial Road,
subject to discussions with
VicRoads. The section of Prohasky
Street north of Plummer Street
is currently a VicRoads declared
arterial road.

- Change east-west Collector Roads to Local
Streets (Tarver Street, New East-West St north
of Plummer/Fennell Streets, Woodruff Street
extension, Munro Street (west of Johnson St),
Johnson Street & Whiteman Street).
- Collector Streets should be north-south only,
encouraging east-west traffic to travel along
Arterial Roads, rather than Local Streets.
- Investigate ways to manage traffic on Arterial
Roads, particularly Williamstown Road where
there is an existing residential interface.
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Attachment 7: Suggested changes to Property Access
*Subject to further testing through Precinct Planning

Road Network
Figure 8
Legend
Existing freeway / tollway
Existing road
Proposed 22m wide road (except where noted)
No crossovers permitted
6m road widening
16m road widening
10m landscape setback
Road closure
Existing open space
Proposed open / urban space
Private open space

Montague Street and Kerr Street
- Change Montague Street and Kerr Street to
no crossovers permitted (except for laneway
crossovers and unless there is no other
option for property access).
- Montague Street is an existing VicRoads
declared arterial road.

Linear parks and public open space

Prohasky Street

- No crossovers should be permitted along
the side of the road where linear parks or
public open space are planned (except for
some laneway crossovers and unless there
is no other option for property access). This
will ensure the usability of these public
open spaces.

- Change Prohasky Street to no crossovers
permitted (except for laneway crossovers and
unless there is no other option for property
access), subject to discussions with VicRoads.

- Crossovers could be allowed on the
opposite side of the road to where the
linear parks are proposed.

- Prohasky Street (north of Plummer Street) is
an existing VicRoads declared arterial road.

Boundary Street (Montague) and northern
section of Bertie Street (Sandridge)

- Crossovers along Kerr Street fronting onto
Montague Community Park should be
minimised.

- Allow vehicular access / crossovers to
buildings along Boundary Street and the
northern-most extent of Bertie Street.
- The northern extent of Bertie Street does not
have an off-road cycle path or a linear park
and restricted vehicle access is not required.
- Boundary Street does not have an off-road
cycle path or linear park and restricted
vehicle access is not required, noting that
this is a sensitive interface and access would
be managed as part of a planning permit.

0m 0m
10 20

0m
50

m
00
10

* Note the proposed new local street
south of Fennell Street between
Sustainability goals 35
Boundary Street and Bridge Street 70
should be included on this plan.

Cycling infrastructure

Attachment 8: Suggested changes to Cycling Infrastructure

Figure 7

*Subject to further testing through Precinct Planning

Legend
Strategic cycling corridor
Existing
on-road cycling path
Cycling
infrastructure

Figure 7 Existing off-road cycling path
Proposed on-road cycling path
Proposed
Legend off-road cycling path
New and upgraded bridges
Strategic cycling corridor
Existing punt connection
Existing on-road cycling path
Existing open space
Existing off-road cycling path
Proposed open / urban space
Proposed on-road cycling path
Private open space
Proposed off-road cycling path

* All other roads designed to also facilitate cycling

New and upgraded bridges
Existing punt connection
Existing open space

Proposed open / urban space
Private open space
* All other roads designed to also facilitate cycling

General

Prohasky Street

- On the recreational walking and bike
loop, provide protected bike routes
where cyclists can safely ride three
abreast (such as groups, families with
children etc.).
- On quieter roads, provide for bikes and
cars to share the road.

- A separated cycling path should be provided
along Prohasky Street. This could be through
an on-road separated cycling path north of
Plummer Street, and an off-road cycling path
(within Prohasky Reserve) south of Plummer
Street (due to the Tram). Precinct Planning to
confirm preferred location.

- Ensure intersection design prioritises
cyclists.

Off-road cycling path

34 Fishermans Bend Framework

34 Fishermans Bend Framework

- A new off-road cycling path should be added
underneath the transmission line easement to
connect Rocklea Drive to Prohasky Reserve.
- Investigate a new off-road cycling path
connecting through Prohasky Reserve and
Melbourne Grammar Sports Fields to connect
to Todd Road and Westgate Park routes.

Best practice on-road separated cycling paths

Potential One Way Local Streets

- Provide best practice on-road separated cycling paths
instead of on-road cycling paths with line markings only
to encourage cycling and provide safe facilities along:

- As part of investigation of one way eastwest streets, consider providing for two-way
cycling through contraflow bike routes (for
bikes travelling the opposite direction to
- Strategic Cycling Corridors (as per Figure 7).
cars) and shared carriageway for bikes and
- Key routes connecting to Strategic Cycling Corridors
one-way traffic lane.
and key open spaces and community hubs: new north- m mcars for the
m
0m
0 00
00
0
0
5
south road connecting to JL Murphy Reserve, Munro 1 2
10
Street, Normanby Road, City Road, Ferrars Street and
connection from Fennell Street North to Montague
Street (via Boundary Street and new east-west road
south of Johnson Street).
- Streets connecting to cycling / pedestrian only bridges 00m 00m
1
2
(Rocklea Drive, new north-south street east of Salmon
Street, Graham Street and Bridge Street).

0m
50

m
00
10
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Attachment 9: Suggested changes to Development Plan Overlay
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Requirements should include
the production of a master
plan for the activity centre
which identifies sites for anchor
uses and the delivery of the
Buckhurst Street linear park.
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Add the area bounded by
Gladstone Street, Montague
Street, Thistlethwaite Street,
Ferrars Street and Kerr Street to
the DPO.
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Requirements should include
the production of a master
plan for the activity centre
which identifies sites for
anchor uses and the delivery
of transport interchanges.
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 dd the area bounded by
A
Ingles Street, Fennell Street
and the Freeway (where the
future tram will land at the
intersection), to ensure a
positive interface between
new development the tram
bridge and Ingles Street
bridge. This should also
include pedestrian access to
the bridges.
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Increase the extent of Area B
to include the area bounded
by West Gate Freeway, Bridge
Street, Woolboard Road and
Ingles Street.
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Add the area bounded by
Graham Street, Plummer
Street, Bridge Street and
Williamstown Road to Area C,
to ensure coordinated design
and delivery of the new eastwest street and linear park.
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realignment
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Add the Goodman site
fronting Plummer Street
in Wirraway to the
DPO, to ensure master
planning of the Plummer
Street spine and delivery
of new streets and public
open space.
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Requirements should include
the production of a master
plan for the activity centre
which identifies sites for
anchor uses, the delivery of
transport interchanges, and
delivers the new east-west
road north of Plummer Street.
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Increase the extent of Area E
to cover the two street blocks
abutting Plummer Street, west
of Salmon Street.
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PDE

ST

AV

CRICHTON

N
TOW

EDW AR
Letts
Reserve

PDE

L
EL
RR
FA

ST

H
SMIT

D

ST

E

S
AANN
EEVV

ST
ST

M ER
PLUM

AT

ST

SO
IL
M L
P

RD

DG
OO
W

L
IL
RV
PL SHE
RO
NA
AN

BBYY
AANN
RRMM
NNOO

ST

J.L. MURPHY RESERVE

G

PL

SSTT
RROO
UUNN
M

ST

STATE
MAIL
CENTRE

E

FWY

ST

O

NE

PORT MELBOURNE
CRICKET
GROUND

A
LE
CK

MM ER
PLU

ncil
EN
AD
ME

R
UN
MM

DR

ST

ST

ST

B

Cou

RR
KE

E

ST

ST

ST

TO
DS
LA
G

G

ST

DR

R

ID

City

RS
RA
FER

A
Y
ARY
DAR
ND
UN
OU
BBO

C

ARD

DR

O

rne

T
SST

RD

BR

RD

LB O

bou

LA

DR

WOO

RD

ST

ON
SA LM

LEA
ROCK

N
RA
DO

HAM

A TE

ST

E
GU
TA
ON
M

IE

KRAY
THAC

TG
WES

Mel

ST

FORD ST

Y
AR
D

G RA

RT

ATE

ST

ST

UN
BO

AN
D

S

BE

W
WES
ETG

BR
BRAD
ADYY

ST
ST

LE

City

ST
T

GITTUS

G

ne

il

Y

WHITEMAN

ER
SO
N

IN

M

ur
elbo

nc
Cou

ST

ST

BRAD

LA

