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introduction.
1.

My name is Craig Czarny and I am a director of design at Hansen Partnership. I have over 30 years’ experience in
urban design and landscape architectural projects in Australia and overseas. I hold a Bachelor degree in Planning
and a Masters degree in Landscape Architecture and have provided urban design, streetscape, public domain and
landscape advice on a number of development projects of varying scale. My projects have received awards from
the Planning Institute of Australia (PIA) and Australian Institute of Landscape Architects (AILA). I have also served
as a sessional lecturer at Melbourne University, a sessional member of Planning Panels Victoria and judge of local
and international design projects.

2.

I have an appreciation of the urban form, streetscape and public domain issues associated with residential,
commercial and townscape settings, having provided advice on a number of activity centre, residential and
neighbourhood character studies. I also have an understanding of design and character matters in Yarra, having
prepared built form and design studies on behalf of Council and private clients over more than a decade.

3.

On this occasion, I have been engaged by the City of Yarra to assess the urban design and landscape merits of the
Minister for Planning’s proposed Amendment C243 to the Yarra Planning Scheme, which seeks to implement
various statutory measures to facilitate future mixed-use development at 111-139 Queens Parade and 433 Smith
Street, Fitzroy North – otherwise known as the Former Fitzroy Gasworks site. The principal guide to development
will be realised via the proposed rezoning of the land from Public Use Zone (PUZ1 and PUZ6) and Commercial 2
Zone (CZ2) to the Mixed Use Zone (MUZ) and Public Use Zone (PUZ2) and introduction of a new Development
Plan Overlay - Schedule 16 (DDO16) to be applied together with an Environmental Audit Overlay (EAO).

4.

In assessing the proposed Amendment, I have inspected the site and surroundings, most recently on 10th April
2018 and reviewed proposed Planning Scheme Amendment documentation, including exhibited material and
background reports. I have also reviewed the existing provisions of the Yarra Planning Scheme and relevant
strategic studies undertaken by Council in relation to the land and its surroundings, including the Council’s recent
resolution in relation to proposed Amendment C243 on 20th March 2018.

5.

In summary, I believe that the Former Fitzroy Gasworks site is a strategically important parcel that is well
positioned to accommodate a medium to high density mixed-use development in close proximity to outstanding
community, public transport and activity centre provisions. The proposed Amendment C243, including rezoning of
land and the introduced DPO16 are appropriate planning and design tools to support integrated development of the
land over time, in particular as it responds to different public interfaces. While I support the broad approach as set
out in Amendment documentation, I believe that more information should be provided within the proposed DPO
Schedule, including more illustrative detail as to the anticipated overall development form, layout and composition
as a definitive guide to decision making. Furthermore, I believe that further design refinement is required at key
street and public space interfaces to ensure appropriate public and communal amenity in future development.
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the study area.
6.

The subject site at the former Fitzroy Gasworks site is located at 111-139 Queens Parade and 433 Smith Street,
Fitzroy North. It is an island site formed by the abutting Queens Parade to the north, Alexandra Parade to its south,
George Street to its west and Smith Street to the east with an approximate area of 3.9 hectares. The site currently
comprises a number of large industrial buildings and historical structures such as the Valve House and Porter Shed
scattered throughout the site. The site is relatively flat, with a gentle slope from north-east to south-west, resulting
in a minor retaining structure of approximately 1m to the southern Alexandra Parade edge of the parcel. The site is
predominately devoid of canopy vegetation internally, aside from linings of trees along the boulevard boundaries to
the north and south, with several trees scattered across the eastern Smith Street boundary. The land formerly
accommodated major gas storage and related infrastructure, and as such is variously affected by contaminants. In
terms of the site’s immediate interfaces I note the following:
▪

To the immediate north is Queens Parade, which is
a historically significant boulevard (HO93) listed on
the Victoria Heritage Register as providing
significant contribution to the heritage character of
the precinct and general local neighbourhood
amenity via its extensive and intact avenue
planting. The boulevard has a width of
approximately 60m at the interface of the subject

View into site from Queens Parade

site with grassed side medians. Further north
across Queens Parade are residential lots of a finegrained historic character interspersed with
remnant small factory forms.
▪

To the immediate south is Alexandra Parade which
is a key metropolitan boulevard covered by
Schedule 2 to the Design and Development
Overlay - Main Roads and Boulevards (DDO2). The

View of Alexandra Parade and Valve House

interface also comprises a consistent line of canopy
trees. Alexandra Parade is approximately 60m wide
with a broad central median comprising lawn and
canopy street trees. The southern side of the
Alexandra Parade consists of large format historic
warehouses and other low rise commercial outlets,
in tandem with notable Yarra public space assets.

View through site to Smith Street buildings
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▪

To the east, the site abuts Smith Street where several canopy trees line the eastern boundary. The 86-tram
route runs along Smith Street with an existing stop at the Alexandra Parade corner. The 2008 UDF proposes
a mid-block ‘super stop’ between Council and Hodkinson Street at this interface. The opposite side of the
street contains a mix of forms, including 1-2 storey commercial forms to the south towards Alexandra Parade,
regenerated 2-3 storey warehouse form between Council and Hodgkinson Street and relatively intact 1-2
storey attached commercial frontages north of Hodgkinson Street. Much of the opposite side of Smith Street is
affected by a Heritage Overlay. The subject land presents the ‘Women’s Mural’ to Smith Street near the
junction with Hodgkinson Street.

▪

To the west the site addresses George
Street, a short road connection between
Queens and Alexandra Parade. Opposite
the site on George Street are a number of
remnant warehouses and a row of single
storey terraces fronting Alexandra Parade.
The south-west corner of the site supports
the significant (heritage) brick Valve House

View into site from George Street

which addresses George Street.
7.

Beyond the immediate abuttals, the site is surrounded by notable civic assets, main urban boulevards and activity
centres. To the north, the site is positioned at the edge of the Queens Parade Neighbourhood Activity Centre,
which leads diagonally from its junction with Brunswick Street in the south, leading uphill to the commercial strip
shopping centre in Clifton Hill to the north-east. To the south, Alexandra Parade is a key metropolitan link between
the Eastern Freeway and the Inner North. Alexandra Parade serves as the north boundary of a broad Major Activity
Centre network, including the Brunswick and Smith Street commercial spines.

8.

The site’s strategic importance is not isolated to North Fitzroy and Clifton Hill, but to the broader municipality and
generally inner Melbourne. The 3.9ha site is located approximately 2km north-east of the CBD and east of the
Parkville NEIC, and uniquely connected by existing public transport infrastructure along Smith and Brunswick
Streets and Queens Parade and easy access to Hoddle Street and Eastern Freeway. There are clear directions in
the State and Local Planning Policy in support of increased densities closer to jobs and public transport (Clause
16), particularly on strategic redevelopment sites of this kind which can offer significant public benefits (Clause
21.05). I note that the site is well separated from sensitive residential land (with heritage designation) and abuts
major roadways (20m-60m wide). The site has the potential to frame the northern entry to the Smith Street MAC
(south) and the south-western address to the Queens Parade NAC (north east). In my appraisal of key
development sites in Yarra and Inner Melbourne, this is a critical opportunity site that can embody ‘urban renewal’
to deliver mixed use medium and high-rise development. In this context, the design of the precinct must favour
tangible ‘public’ benefits that are attractive, comfortable and functional in urban design terms.
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existing design controls.
9.

The land affected by the Amendment and its surroundings are currently influenced by a range of design related
Policies, Zones and Overlay controls. The development parcel is located within two Public Use Zones, Schedule 1
(PUZ1) and Schedule 6 (PUZ6), which relate to service and utility, and local government respectively. There is also
a small portion of Commercial Zone, Schedule 2 (C2Z) in the south-east corner of the site.

10. The site is impacted by several Overlays which are:
▪

Design & Development Overlay, Schedule 2 – Main Roads
and Boulevards (DDO2)

▪

Special Building Overlay

▪

Heritage Overlay 211 (HO211) – Valve House

▪

Heritage Overlay 468 (HO468) – Iron Porter Shed

11. The extracts of the Zone and Overlay controls are shown right.
12. Relevant State and Local polices relating to urban design in the

Zoning plan

study area as set out at Appendix B are as follows:
▪

Clause 09: Plan Melbourne;

▪

Clause 15.01: Urban Environment;

▪

Clause 15.03 Heritage;

▪

Clause 16.01: Residential Development;

▪

Clause 21.03: Council’s Strategic Vision;

▪

Clause 21.04: Land Use;

▪

Clause 21.05: Built Form;

▪

Clause 21.07: Housing;

▪

Clause 21.08: Neighbourhoods; and

▪

Clause 22.03: Landmarks and Tall Structures.

Overlay plan

13. In addition to Policies, a series of relevant reference documents and studies have been prepared including:
▪

City of Yarra Urban Design Strategy, 2011;

▪

North Fitzroy Gasworks Precinct Urban Design Framework, 2008;

▪

Queen Parade Built Form Review, 2017;

▪

Urban Design Guidelines for Victoria, 2017; and

▪

Urban Design Charter, 2010.

14. As part of the Amendment C243 process, Development Victoria have prepared a series of site studies addressing
urban planning, heritage, urban design, transport and community engagement. These recent documents form the
principal basis of the proposed DPO16 and its format.
5
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the proposed amendment.
15. The Amendment seeks to rezone the study area to facilitate urban renewal. Specifically, the Amendment seeks to
make the following changes to the Yarra Planning Scheme:
▪

Rezone the land from Public Use Zone and Commercial 2 Zone to Mixed Use Zone and Public Use Zone (2 =
Education for the Council Depot site);

▪

Introduce a new Schedule 16 to the Development Plan Overlay (DPO16) and apply it to the site;

▪

Apply an Environmental Audit Overlay to the site; and

▪

Amend Clause 61.01 to the Yarra Planning Scheme to make the Minister for Planning the Responsible
Authority for the site.

16. The principal tool guiding development form is the
proposed Development Plan Overlay Schedule 16
(DPO16). The purpose of the Overlay is to identify areas
which require the form and conditions of future use and
development to be shown on Development Plan before
a permit can be granted to use or develop the land. The
Development Plan Overlay comprises 3 parts, namely
▪

Part 1 – Requirement before a permit is granted;

▪

Part 2 – Conditions and requirements for permits;

▪

Part 3 – Requirements for Development Plan.

17. An Indicative Concept Plan is provided which illustrates
the guiding principles for any future proposed
development on the site. Development outcomes must
be ‘generally in accordance with’ this Plan. Key details
of the Indicative Concept Plan (but are not limited to);

Proposed indicative concept plan

▪

5 development blocks with interface to each site boundary;

▪

A Public Use Zone at the north-western corner of the site;

▪

Identification of potential higher built form of 6 to 14 storeys;

▪

Identification of potential upper level setbacks (accompanied by building height and setback table);

▪

Indicative locations for primary public realm and plazas;

▪

An indicative internal road network comprising vehicle access from Alexandra Parade to the south, George
Street to the west and Smith Street to the east; and

▪

Additional pedestrian / cyclist entrances to the site at each site boundary.

6
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urban design assessment
18. In reviewing Amendment C243 to the Yarra Planning Scheme, I have considered the key built form, urban design
and landscape ambitions spelt out in the Amendment documentation and the suite of background documents
specifically relevant to my field of expertise, including the:
▪

Fitzroy Gasworks Design Review Process, November 2017 (Development Victoria),

▪

Fitzroy North Former Gasworks Site Planning Report (Development Victoria), and

▪

Fitzroy Gasworks Masterplan, Design Report, November 2017 (Development Victoria).

19. In broad terms, I am satisfied that the proposed DPO16 is representative of the overall urban structure,
development form and configuration of public spaces as set out in these process-based documents. I also support
the overall ‘gesture’ of site development as laid out in the illustrative material contained in documentation as it
paints a relatively clear picture of the nature and image of future form, both in terms of built form (architecture) and
public spaces (streets, parks and plazas), grounded in the foundation of Council’s adopted 2008 UDF. Critical
questions remain however as to whether the proposed DPO suitably entrenches key concepts into the Planning
Scheme (as would be expected) and whether particular urban design details are appropriate in terms of successful
neighbourhood development. On this basis, I have examined the proposal according to the following key attributes:
▪

Proposed Urban Structure,

▪

Open Space and Street Networks,

▪

Development Scale and Form,

▪

Ground Plane Overshadowing, and

▪

Viewshed and Skyline.

20. In advance of the forensic examination of the above matters, I
reinforce my support for the renewal and more intense
redevelopment of the site to accommodate genuine mixeduse functions, including housing, local retail and commercial,
education, recreational and community uses. As previously
noted, the site’s advantageous physical context and a
plethora of supporting Strategic Planning Policy at both State
and Local levels suggest that notable redevelopment can be
realised. I also note that the land can be defined as an ‘island
site’ which is significantly large enough (at 3.9ha) to establish
an urban character of its own. This does not mean that its
design should not have regard to its context, rather signifies
an opportunity for a development outcome that is both
‘contextually referenced’ and ‘distinctive’ in its own right.

Masterplan report pg.5
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Proposed Urban Structure
21. The proposed urban structure promotes a series of clear ‘urban blocks’ defined by grid streets which in my view is
both logical and consistent with Council’s adopted UDF ambition for a permeable development configuration. The
site planning strategy promotes a legible arrangement of blocks forming ‘quadrants’, dissected by north-south and
east-west aligned streets that are viably connected to the existing street network in this part of Fitzroy. The
resulting ‘parcel’ dimensions are broadly consistent with existing surrounding urban blocks and suitably spaced to
supported vehicle movement and pedestrian and cyclist links. This approach to site planning enhances
permeability along desire lines and view corridors and minimises the sometimes regrettable impact of large
impenetrable super blocks. It also supports a mix of ‘grain’ to frontage as characterised in the surrounding area.
22. The proposed site plan seeks to link Smith Street (east) and Alexandra Parade (south) via a primary through route
supporting vehicle, pedestrian and cycling access. Appreciating the local movement hierarchy and identification (in
Council’s UDF) of Smith Street as a designated pedestrian spine (with a focus on sustainable transport) there may
be merit in diluting the vehicular focus from the east to permit a more permeable network of streets supporting a
range of users. To this end, recognition of the Tram Superstop opportunity with prospective combined vehicular
access/egress to the north and west would in my view prioritise flexibility and choice with respect to movement to
and through the site. The development framework as proposed successfully indicates the layout of block ‘frontages’
to street and the designation of basement access locations where applicable. It will nonetheless be important in
final DPO documentation to ensure that internal streets are not compromised by basement access ramps, service
interfaces and related infrastructure. While I agree that the existing ‘external’ street frontage deserve priority
address, the proposed block framework should require all ‘internal’ streets to perform similarly.

Masterplan pg 12 overview
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23. The proposed development configuration and access to Smith Street (eastern entrance) has been chamfered to
the north to successfully align with Hodgkinson Street. This positive adjustment is a response to the diagonal
alignment of Hodgkinson Street and offers good pedestrian and visual permeability. In the absence of clear
direction on the retention (or adaptation) of the existing Smith Street mural wall, diagonal connection on this axis
should be encouraged. The proposed development footprints have also been setback from each of the eastern,
southern and western boundaries, although no nominated dimensioned setbacks are specified. Notwithstanding
the lack of information, I support this approach noting that it provides the opportunities to retain existing vegetation
(where worthy of retention along Alexandra Parade) and supports an expanded public realm to lower order streets.
This is imperative in ensuring an improved pedestrian realm and an active interface between new development to
the external frontage.
24. A feature of the site at its southern Alexandra Parade interface is the historic Valve House (HO211). It is proposed
to be restored and repurposed as a retail outlet with a pedestrian link through to a central plaza. Importantly, and
consistent with heritage advice, the proximity of new development to (or around) the Valve House is tempered, with
‘breathing space’ around it to serve as an open space threshold. I support this sensitive approach.
25. Within the development framework, the proposed Masterplan sets out a location to the north-west for an integrated
vertical school, community and recreation hub. This is a particularly important feature that addresses the Queens
Parade and George Street corner. Given the location of this node to the immediate north of a key open space
(Boiler House Square) and its exposure to 4 sides, it is vital to ensure that the proposed Public Use block is
activated and addressed to each of its interfaces. This is particularly pertinent in development form to the south in
terms of activation, shadowing or surveillance of the proposed Plaza space.
26. Finally, I note that the development framework (refer Ground Floor Plan- Masterplan) sets out the provision of retail
and commercial uses to Smith Street and the internal road network. I strongly support the provision of consolidated
retail activities along the Smith Street spine, which will complement the existing retail uses opposite and the Activity
Centre core to the south of Alexandra Parade. I note the identification of other ‘spot’ retail outlets at corners within
development and a strip of ‘small business’ to the north. While these are supported, design guidelines are required
in the DPO to ensure that these are fully activated and sized appropriately to accommodate services and storage.
Open Spaces & Street Networks
27. The proposed development concept plan as set out in the Masterplan proposes a range of different public,
communal and private open space types and sizes, distributed evenly across the site in a quantum generally
consistent with the Council’s adopted UDF. Public open spaces are distinguished between those that are generally
hardstand plazas (such as the Boiler House Square) centrally within the site and other soft ‘green’ spaces aligned to
the north abutting Queens Parade and the notable boulevard. In my view, the proposed distribution and sizing of
public spaces as designated is appropriate and well considered. Public open space in these 2 distinct locations
provides the necessary ‘buffer’ between the key north-west school site and future mixed-use residential parcels.
9
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28. While the northern space is well located for
public access, surveillance and solar
access (noting its orientation), the central
plaza is more constrained. The proposed
Boiler House Square is flanked by vertical
sports courts and school forms (of up to 8
storeys) and side elevations of mixed use
form. While I support this arrangement for
‘definition’ and surveillance, future open
space may be negatively affected by micro
climatic conditions (wind and solar access)
and visual bulk presentation.
29. The proposed ‘perimeter block’ format is a
positive attribute and provides for at least 4
internal ‘communal’ courtyards, supported
by roof terraces spaces (and private
balconies facing out to the street and
internally to courtyards). I support this
approach for its high amenity outcomes
(outlook, daylight and cross ventilation),
however it is vital to ensure that ‘courtyards’
achieve successful amenity and activation
through care in their configuration and
alignment relative to adjoining buildings.

Proposed Open Space network

Development Form and Scale
30. The overall shaping of development form and scale across the site has been devised with intelligence and
sensitivity to context and site conditions. Generally, the Masterplan sets out a series of development parcels which
focus greater height to the south along Alexandra Parade transitioning to lower form to Queens Parade to the north,
with more modest profiles adjoining more sensitive heritage streetscapes to the east. While proposed development
form and detail vary marginally from Council’s adopted UDF at the interfaces, I believe that the Masterplan is both
cognisant and respectful of the UDF approach and represents a successful ‘contemporary interpretation’ of it. I note
that the designation of scales is varied across strategic documents (Masterplan Page 7 and Planning Report Figure
9 represents the most specific information on numerical heights), greater clarity should be provided in the
Development Plan (DPO16) to enable a fulsome assessment of the impact on streetscape conditions external to the
site, streets and public spaces within the site itself and communal courtyard spaces within perimeter blocks.
10
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31. Higher scaled development (10-14 storeys) occurs in multiple locations toward the centre and southern portion of
the site where the site does not abut sensitive interfaces, especially toward Alexandra Parade. Given the width of
Alexandra Parade as a boulevard, I have no difficulty with such a scale, noting that it represents a proportion of
around 1:2 (street wall height to street width). Given the dimension of Alexandra Parade at 60m, forms will relate
suitably to the north (eastbound) roadway and will not overwhelm the street view. I also note that the position of
taller forms will not substantially affect views towards key landmarks (St John’s Church Spire or the Shot Tower).
32. It is notable however that forms of
between 10-14 storeys abut internal
streets that are in places 18m wide. In
this regard, it will be important to temper
street wall heights to ensure a ‘human
scale’ at the interface, to moderate views
to rising form. This response is
appropriate along internal streets and
abutting open spaces, when
contemplating ‘enclosure’ and solar
access. A setback in the order of 5m for
example would support a 1:1 street wall
to width proportion. While ‘external’ street
walls are specified in the proposed

Street Cross Section – suggested street wall and setback responses

DPO16, I would suggest that this also
applied to internal routes within the site.
33. More moderately scaled development (up to 10 storeys) is proposed to the west fronting George Street leading from
the heritage Valve House in the south northward to the School/Sports facility site fronting Queens Parade. The
proposed School/Sports facility is to be 6 storeys to Queens Parade and 8 storeys behind the street wall. In my
view, this is an appropriate response to Queens Parade and George Street given anticipated future form within
Precinct 2C of the Queens Parade Built Form Review (up to 8 storeys to the west side of George St). It is good
practice for the urban form to step down to the south to the threshold of the Valve House at the exposed corner of
the site. The southern profile of the School/Sports complex should have regard for its public space interface.
34. Lower scaled form to 6 storeys is located at various peripheral locations across the site, most prominently to the
north-east in transition to Smith Street and Queens Parade near the most intact heritage streetscape. The northern
address to Queens Parade consists of a suite of 6 storey forms that are setback marginally behind the boundary,
complemented by the existing median landscape. This scaling is in my view commensurate with that anticipated
outside the site to the north east (refer to Precinct 3A in Queens Parade Built Form Review). It is a form and scale
that will successfully moderate views to the taller form of 10-14 storeys internally within the site.
11

City of Yarra Planning Scheme Amendment C243– Former Fitzroy Gasworks Site | Urban Design Review | Craig Czarny

35. While I support the broad form proposition – of street based profiles to the edges of the parcel, with taller form in the
centre of the site, it is imperative that the amenity and image of the central area is not compromised. I note that the
very few illustrative images provided in Amendment documentation (refer Artist impressions) show street conditions
with 6-9 storey development. I would therefore suggest that greater consideration be given to the pedestrian
experience within the centre of the site, where a concentration of high rise form occurs. In this regard, taller form
should be setback behind a street wall or ‘staggered’ along the key internal roadway. This would avoid any kind of
‘canyon effect’ and improve solar access and human scaled interfaces at street level.

Artists Impression - Streetscape

Ground Plane Overshadowing
36. The impact of proposed development on solar access to adjoining (existing or proposed) public or communal space
in the form of parklands, plazas, courtyards and streetscapes is commonly recognised as a key test in determining
appropriate built form. In this regard, the alignment, orientation, height and interface design of proposed
development envelopes has a very signifcant bearing on the quality and image of the future neighbourhood – in
particular when experienced at the ground plane. In my inspection of the proposed Development Plan Concept (as
set out in the Mastertplan), there are 3 locations of interest with respect to overshadowing impacts. These include
the central plaza open space (Boiler House Square), internal courtyards of perimeter block development, and
pedestrian priority spaces on Smith Street. I also note that Council’s adopted UDF seeks for solar access tests to be
applied at the Winter Solstice (June 22nd). I have examined each of these conditions accordingly.
12
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37. The central plaza open space is a key open space and feature of the Development Plan. When modelled for
shadowing impacts, it is apparent that the space (and adjoining streets) will be affected by the profile of the
proposed 8 storey Sports complex. Shadow diagrams below (also reflected in Development Victoria’s Masterplan)
show the significant impost of shadow at the Winter Solstice. Given the importance of such spaces (which I consider
to be a primary open space), moderation is requried to the southern face of the complex to improve its shadowing
impacts. This space should in my view be subject to the Winter Solstice shadowing test.

Shadow tests comparing Winter Solstice (top) and Equinox (bottom)

38. The future perimeter blocks in the eastern sector abutting Smith Street comprise a series of east-west aligned
streets and similarly aligned communal courtyards. Given the dimension of these spaces and assumed 10 storey
development, there is the potential for negative shadowing impacts on public (street), communal (courtyard) and
private (balcony) spaces – even at the Equinox. In my assessment, north-facing dwellings (at lower levels) have
less than 5 hours of consecutive sunlight on September 22nd (between 9am and 3pm - as per ResCode - Standard
B21). To this end, further adjustments to building heights or spatial dimensions should be applied.
13
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Modelled shadow impacts on perimeter blocks

39. Massing studies have also tested shadowing outside the site on Alexandra Parade and Smith Street on pedestrian
spaces (ie footpaths) at the Equinox between 11am and 2pm (lunch hours). Taller development along Alexandra
Parade will not overshadow the Boulevard’s central median or the southern side of the corridor at this time. Whilst
this landscape strip is not presently a pedestrian friendly setting, its long-term viability is an important consideration.
More pertinently, the footpath on the eastern side of Smith Street is affected by proposed 6-8 storey form. In my
assessment, development above 6 storeys will overshadow the opposite footpath after 2pm at the equinox (between
Council Street and Alexandra Parade). To this end, upper level setbacks or recessive treatments (above 6 storeys)
are be warranted at this interface. This is relevant given the future pedestrian focus to Smith Street.
Viewshed and Skyline
40. Another key determinant of building form and scale in Yarra relates to its important historic skyline and the various
local landmarks that define its urban landscape. While much of Fitzroy North (north) and Clifton Hill (east) is
represented by intact low rise heritage stock, this part of Alexandra and Queens Parade are primarily characterised
by larger warehouse and light industrial forms, particularly on larger allotments. Local landmarks and such as the
Shot Tower (HO85) on Alexandra Parade (east) and St John’s Church (HO330) on Queens Parade on high ground
are important local wayfinding elements. The proposed development parcel is suitably separated from these iconic
forms to influence their independence or integrity, although long range views towards them may be influenced by
future development form along street edges.
41. The Shot Tower is approximately 500m to the east of the site. New development on the parcel is unlikely to
influence long range views towards the Shot Tower moving eastward along Alexandra Parade. The terminal view to
the Shot Tower experience from within the road reserve (as a driver) or from the footpath (as a pedesrtrian) is
strongly influenced by existing canopy vegetation, with the vertical profile of the tower clearly visible in the distance.
Based on modelling tests (refer image overlead), I am satsified that proposed developmnent of around 10 storeys to
Alexandra Parade will not intervene into this important viewshed to the degree that it will block or hamper views to
the remnant tower.
14
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Indicative view of proposed development (up to 14 storeys) along Alexandra Parade

42. Furthermore, the proposed heights to Queens Parade of 6-8 storeys will not influence views uphill towards St John’s
Church. The elevated profile of the Church to the east of Smith Street requires careful examination of the corner of
Smith Street and Queens Parade, however the influence of existing canopy vegetation and foreground buildings
substatially influences existing views towards the landmark. I consider the viewpoint to the north of the Smith Street
and Queens Parade junction to be more critical in this context.
43. In general terms, I am satisfied that the formation of a new urban condition on the site (recognising that the site in a
past format supported notable cyclindrical gas storage tanks) is appropriate. Formation of a robust 10 storey profile
made up of a series of parts to the Alexandara Parade frontage, with a lower profile to the Queens Parade
Boulevard to the north is a sensitive response. I also believe that the demarcation at the Smith Street southern
junction as a continued mixed use spine, leading northward from the MAC is appropriate given the status of the
Activity Centre and the confluence of public transport and main road services. Given the size of the site, the
proposition of a new neighbourhood of medium and higher scaled forms of between 6 and 14 storeys across the site
will in my view be able to be aborbed into the Fitzroy North skyline without signficant harm. As previously noted, the
visual experience of the development will be most pronounced at closer streetscape range, where careful tempering
of form through street wall and setback effects are recommended.
Proposed Development Plan Overlay (DPO) Information.
44. The Development Plan Overlay (DPO) -Schedule 16 will serve as a key implementation tool for the future
development. A critical consideration is whether it is able to implement the vision and outcomes clearly set out in the
Development Victoria Masterplan and the foundation of Council’s adopted UDF. Given my overall support for the
Masterplan, I make the following comments on the competence of the draft DPO16 to deliver the stated vision.
▪

The proposed DPO16 includes an Indicative Concept Plan as a basic framework to guide development. It
identifies urban blocks, street linkages, open spaces and a range of development heights. While this Plan is
generally consistent with the Masterplan, I am not satisfied that it is detailed enough to articulate the urban
design ambitions of the site plan. In my view, a more illustrative Concept Plan is warranted.
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▪

Given the sound basis of the proposed DPO16 in the Development Victoria Masterplan and its purpose to
guide future planning decision making (noting the exemption from future third party review), it would also be
worth including the Masterplan as a Reference Document to the DPO. While the DPO16 appropriately refers
to Council’s adopted UDF (which I believe should be given some weight), a more formal link to the
Development Victoria Masterplan is required. This entrenches the very basis of the Amendment in the DPO.

▪

Part 3.0 – ‘The Requirements for Development Plan’ contains important information on ‘objectives’ to be
achieved and Plan inclusions. On review of this documentation, I believe that there is warrant for more
detailed ‘Design Guidelines’ to entrench urban form, architectural and public domain attributes clearly
expressed in the Masterplan. Masterplan Pg 5 – Design Response provides a useful template for inclusion.

▪

DPO16 Design Guideline input is confined to a Table of Development Envelopes, which in my view should be
complemented by detail as to the typology and form of each urban block with street and open space cross
sections. These are often found in DPOs associated with PSP in new development precincts.

▪

While heights are consistent with the Masterplan, I prefer a clear plan-based depiction of heights that provides
‘certainty’ with respect to location of particular forms, street walls, setbacks and heights. I support the
inclusion of parameters in both metres and storeys – noting that the use of metres alone (as is convention)
raises uncertainty with respect to allowable storeys subject to land use (ie commercial @ 4m).

▪

I note that the Building Heights identified in the Development Plan – Design Guidelines include reference to
‘maximum’ heights, however these parameters are not in my interpretation ‘mandatory’- but rather
discretionary. In such circumstances, it would be useful to identify key decision making tests for any
development application which sought to exceed designated heights – if applicable.
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conclusion
45. In summary, I am satisfied that the proposed development ambition (with respect to the intended urban structure,
density, land use mix) for this strategically important site as set out in the Development Victoria Masterplan is
generally sound and contextually responsive. Furthermore, I am satisfied that the proposed DPO16 is a suitable tool
for implementation subject to refinement. My urban design review of the Masterplan and draft DPO has identified
opportunities for an improved urban design outcome, and as appropriate necessary enhancement of the proposed
Planning Scheme tools. The key findings on my assessment as desribed in this report are summarised below:
46. As relates to the Amendment background – principally the Fitzroy Gasworks Masterplan:
▪

Further reinforce north-south access through the site between Alexandra Parade and Queens Parade.

▪

Ensure all public streets and open spaces are activated accordingly with clear interface types identified.

▪

Apply building setbacks behind street walls to minimise overshadowing or detrimental canyon effects.

▪

Apply a winter solstice overshadowing test to key public open spaces and shape urban form accordingly.

▪

Modify development heights to ensure equinox solar access is achieved to streets and courtyards.

47. As relates to the proposed DPO Schedule:
▪

Update or enhance the proposed DPO16 Indicative Concept Plan as a more illustrative Concept Plan.

▪

Include the Development Victoria Masterplan document as a Reference Document to the DPO16.

▪

Provide more detail in DPO16 Part 3.0 ‘Design Guidelines’ drawn from Masterplan Pg 5 – Design Response.

▪

Provide more detail in DPO16 Table of Development Envelopes on block-based typology and form.

▪

Include a clear plan-based depiction of heights with details of forms, street walls, setbacks and heights.

▪

Identity key decision-making tests for development applications which exceeds designated heights.

48. I note that this statement has been prepared in accordance with Planning Panels Victoria Guideline No. 1 - Expert
Evidence and I have made all the inquiries that I believe are desirable and appropriate and that no matters of
significance which I regard as relevant have to my knowledge been withheld from the Panel.

craig czarny
MLArch BTRP AAILA RLA FPIA
director
hansen partnership pty ltd:
16th April, 2018
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Craig Czarny: BTRP MLArch AILA RLA
qualifications

Master of Landscape Architecture,
University of Melbourne 1991.
Bachelor of Town & Regional Planning,
University of Melbourne 1986.

position:

Director, Urban Designer & Landscape Architect
Hansen Pty Ltd, Melbourne

professional affiliations:

Associate, Institute of Landscape Architects, AAILA
Fellow, Planning Institute of Australian, FPIA
Registered Landscape Architect, RLA

awards:
special competence:

Melbourne University, Postgraduate Scholarship 1990
RAPI Award for Planning Excellence (NSW) 1996
PIA Project Awards & Commendations (VIC) 03/4/5/6
Victoria Medal for Landscape Architecture 2008
Master planning, Design Development &
Documentation of Public Domain projects.
Townscape and Streetscape Design Assessment.
Urban Design & Landscape Project Management.
Urban Design Education and Training.
Craig Czarny is a Director of Hansen and an Urban
Designer and Landscape Architect with over 29 years’
experience in local and international practice. He has
worked on a variety of urban planning and design
projects, from broad urban character analysis to local
area site planning, design and documentation. He has
also served as a sessional lecturer in urban design
and landscape planning at the University of
Melbourne.

professional experience

2016: Secondment to World Bank
2002- present:
Hansen Partnership Pty Ltd
Sydney & Melbourne, Australia.
Director: Urban Designer/ Landscape Architect
1995-2002:
Context Conybeare Morrison Pty Ltd
Sydney & Melbourne, Australia.
Ass Director: Urban Designer/ Landscape Architect
1993-1995:
James Cunning Young & Partners,
Glasgow & Edinburgh, Scotland.
Senior Urban Designer/ Landscape Architect
1988-1993:
Wilson Sayer Core,
Melbourne, Australia
Urban Designer & Planner.
1989:
Design Workshop,
Colorado, USA
Urban Design/ Landscape Intern
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PROJECT EXPERIENCE:
CRAIG CZARNY:

site redevelopment projects
Mordialloc Built Form Review
Bonbeach TAFE Site Redevelopment Framework
Queenscliff High School Site Development Study
Knox Strategic Sites: Urban Design Review
ADI Development Footscray & Maribyrnong,
Cape Cabarita Residential Development
Essendon Airport Redevelopment Study
Dandenong Treatment Plant Site development
Marolt Ranch Community Village Project
Horsham Tech Park: Urban Design Guidelines
Victoria Park Housing Urban Design Masterplan
retail & commercial town centre design
Rosebud Activity Centre Structure Plan
Moonee Valley Activity Centres Structure Plans
Geelong Western Wedge: Design Framework
Knox Central Urban Design Framework
Forrest Hill Retail Centre Planning & Design.
Sydenham Town Centre Urban Design Plan.
Ringwood Town Centre Design Masterplan
Melton Regional Centre.
Oakleigh Urban Design Framework.
Carrum Urban Design Framework.
townscape & streetscape projects
Ocean Beach Road, Sorrento
Saigon Riverfront Masterplan, Vietnam
Mersey Bluff Masterplan, Devonport
Hastings Urban Design Framework
Victoria St, Richmond Framework Plan
Bayside Height Control/ Urban Design Study
Punt Road Hoddle Street Urban Design Vision
CBD Lanes Built Form Review.
Manly Corso Streetscape Masterplan.
St Kilda Foreshore Urban Design Study.
Tunstall Square, Doncaster.
Glasgow's Townhead Improvements.
Ballarat Streetscape Study.
Paddington Townscape Study.
Liverpool Street Spanish Quarter.
Petersham Streetscape Study.
Queenscliffe Urban Character Study.
Orchard Road Streetscape Upgrade, Singapore.
Point Lonsdale Urban Design Framework
community planning & design
Viengxay Town Masterplan, Viengxay, Laos
RedCliffs Residential Development Plan
Jackass Flat New Development Area
Riverwood Housing Improvement Masterplan.
MacQuarie Fields Improvement Masterplan.
Ferguslie Park Common.
Sydney Olympics 'Look of the Games'.
Niddrie Mains Urban Design & Housing Project.
urban/landscape design documentation
Wollongong Foreshore Plaza
Western Sydney Park Masterplan/ Entries.
Rouse Hill Regional Park.
Bass Hill Plaza Memorial Parkland.
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