12 April 2018

Amendment GC81—Fishermans Bend
ADDENDUM 2 TO EXPERT URBAN DESIGN EVIDENCE OF MARK SHEPPARD
[1]

On 12 April 2018, I was asked to respond to a number of questions from the Minister for Planning. This
addendum provides my responses.

Use of the term “scale” in my overarching statement of evidence
[2]

I have used the word ‘scale’ in my evidence to mean the following:
•
•
•
•
•
•

Paragraph 14, 137—land area
Paragraph 18, 20, 25, 27, 170, 194, 206, 223, 233 (both instances), 234, 235—quantum of floor area
Paragraph 19, 66—magnitude/ significance
Paragraph 266, 285—density and height
Paragraph 285, 293, 335—height
Paragraph 376, 379—size

DLA’s population forecasts for the South Melbourne Industrial Precinct
[3]

The attached “South Melbourne Industrial Precinct: Capacity Assessment – DRAFT 09.09.2011” report outlines
DLA’s population forecasts for that precinct in 2011. (This predates the “Montague Capacity Study (2012)”
referred to at page 14 of the Montague Structure Plan.) The boundary for the South Melbourne Industrial
Precinct varied slightly from the current Montague precinct as shown on page 2 of the attached report. Notably,
when that work was undertaken, the area had not yet been identified as one of Melbourne’s primary urban
renewal precincts with a

[4]

The capacity assessment identifies the capacity of the precinct for three different land use scenarios: 100%
residential, 75% residential and 25% commercial, and 50% residential and 50% commercial. The closest land use
mix scenario to that proposed by the proposed planning framework is 75% residential and 25% commercial. The
forecast figures for this scenario at 100% build-out are provided in the table below.
Residential

Retail/ Commercial

Gross floor area
(m2)

No. of
apartments

No. of residents

Gross floor area
(m2)

No. of workers

City Road
Precinct

54,333

754

1,433

24,201

1,210

Southern
Precinct

531,889

7,381

14,025

221,416

11,071

Northern
Precinct

1.168.578

18,594

35,329

183,687

9,184

Total

1,754,800

26,729

50,787

429,304

21,465

[5]

However, DLA recommended the ‘50:50’ scenario in its draft Structure Plan, which results in the following floor
areas and populations:
Residential

Retail/ Commercial

Gross floor area
(m2)

No. of
apartments

No. of residents

Gross floor area
(m2)

No. of workers

City Road
Precinct

36,222

503

955

44,325

2,216

Southern
Precinct

354,593

4,921

9,350

418,412

20,921

Northern
Precinct

779,052

12,396

23,552

350,592

17,530

1,169,867

17,820

33,857

813,329

40,667

Total
[6]

Notably, the parking rates, worker density, and the mix and typical size of apartments assumed in this analysis
differ from those now proposed (see page 5 of the attached report).

Comparison of DLA’s South Melbourne Industrial Precinct Structure Plan and CoPP’s
Montague Structure Plan (in relation to built form)
[7]

The built form recommendations in DLA’s South Melbourne Industrial Precinct Structure Plan and the CoPP
Montague Structure Plan are summarized below:

DLA Structure Plan

CoPP Structure Plan

City Road

Preferred maximum street wall
height 3 storeys
Preferred maximum height 5
storeys

Preferred maximum street wall height 10.5/12m (3
storeys)
Preferred maximum height 5 storeys

Southern
Precinct

Preferred maximum street wall
height 5 storeys
Preferred maximum height 8
storeys

Preferred maximum street wall height 19m (5
storeys)
Preferred maximum height 29m (8 storeys)
Except 43m (12 storeys) considered for large sites
in the block bounded by Montague, Gladstone,
Ferrars and Buckhurst Streets

Northern
Precinct

Preferred maximum street wall
height 5 storeys with 10m tower
setback above
No height limit

Preferred maximum street wall height 19m (5
storeys)
Preferred maximum height 60m (16 storeys)
between Munro St and Woodgate St
Preferred maximum 100m (27 storeys) north of
Munro St

Boundary
Street

Appropriately respond to lowerscale properties

Preferred maximum street wall height 10.5/12m (3
storeys)
Preferred maximum height 5 storeys

Consideration of density in DLA’s Best Practice Urban Renewal study
[8]

Density was not analysed in the case study projects within DLA’s best practice urban renewal study because it was
considered that the context for each project was too different to warrant useful comparison.

Inclusion of residential uses in OMY (Tokyo) case study
[9]

OMY originally only included commercial uses. However, after the financial crisis of 1990, residential uses were
introduced.

Modelling of selected sites in Lorimer
[10]

A number of queries were raised in relation to the assumptions made in my modelling of individual sites in
Lorimer. This will be addressed in a separate addendum to my Lorimer evidence.

Mark Sheppard
Principal

South Melbourne Industrial Precinct
Capacity Assessment – DRAFT – 09.09.2011
Prepared for City of Port Phillip
David Lock Associates

SOUTH MELBOURNE INDUSTRIAL PRECINCT – CAPACITY ASSESSMENT
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1.0 Introduction

1.2

1.1

Council has determined a number of strategic

The built form controls proposed within the Structure

objectives for the precinct with the aim of facilitating

Plan aim to create a strong ‘place identity’ while also

urban renewal in the area, which seek to:

delivering on an increase in intensity and offsetting

Structure Plan Background

The South Melbourne Industrial Precinct (SMIP)
presents a major opportunity for urban renewal
within the City of Port Phillip. The Study Area is
bound by the Westgate Freeway to the north, City
Road to the south, Boundary Road to the west and
the Light Rail Line (Route 96) to the east.
In January 2011 David Lock Associates (DLA) and
Charter Keck Cramer (CKC) were commissioned by

Structure Plan Objectives

• Achieve a fundamental shift in land use/

precinct’s strategic inner regional location;

built form controls proposed and outcomes

• Maintain opportunities for a viable business
cluster and ‘creative’ industries;
• Identify potential for new residential

Structure Plan and Urban Design Framework (UDF)

residential areas;

framework, DLA have prepared this capacity
assessment.

development pressures in established areas..
This study provides a robust evidence base for the

development to offset pressures in established

As an additional piece of work to support this

Capacity Assessment

intensity of development to capitalize on the

the City of Port Phillip (Council) to prepare a

for the SMIP.

1.3

anticipated in the Structure Plan.
It adds to their rigour and should allay fears that the
built forms proposed will create insufficient yields.

• Transform the area to an ‘environmentally
sustainable precinct’;
• Create a strong ‘place identity’ and quality
public realm; and
• Strengthen physical and functional
connections to adjoining precincts/areas,
including walking, cycling and transport links.

3

SOUTH MELBOURNE INDUSTRIAL PRECINCT – CAPACITY ASSESSMENT

2.0 The 3 Precincts

Medium Rise – City Road and Southern
Precincts

Podium-Tower – Northern Precents
New development within the Northern

Given the existing pattern of subdivision, the

Neighbourhood will primarily consist of high-rise

prevalence of smaller lots it is considered the

office and/or residential towers. This building

Two built form typologies have been proposed in the

southern precincts present a more moderate

typology reflects the relative lack of development

Structure Plan, podium-tower north of the light rail

opportunity for intensification than that to the north.

constraints and the opportunities presented by larger

2.1

Built form typologies

line and medium rise to the south.

A new character will be created in these precincts

lots.

These typologies will create consistent streetwalls

over time. However, given the long timeframes in

These new high-rise developments will be expected

across the study area resulting in a unique urban

which this is likely to occur, it is important that this

to contribute positively to the public realm.

character for SMIP.

character complements the existing built form.

Therefore, they will incorporate a streetwall with a

The majority of the streetwalls will be 5-storeys in

New development will consist of a streetwall with

height, referencing the landmark heritage buildings

development above set back, architecturally treated

across the study area. In more sensitive locations,

and/or scaled to ensure it is visually recessive.

interfaces with surrounding residential areas and
where a consistent streetwall currently exists, the
streetwall is lower, the equivalent of 3-storeys on
City Road and 4-storeys to Boundary Street.

In the interface areas a maximum height of 5-storeys
is preferred, referencing the 5-storey streetwall in

podium height of a maximum 5 storeys, again
referencing the landmark heritage buildings within
the precinct.
No overall height limit is proposed in this precinct in
order to maximize opportunities for consolidation,

the main precinct. While a preferred maximum

These ‘towers’ must be set back or designed so as

height of 8-storeys is considered appropriate for the

to clearly delineate themselves from the street wall

remainder, ensuring the dominance of the streetwall

and retain a reasonable level of openness and solar

is preserved

access in the street.
Towers will be spaced to ensure equitable access to
outlook and sunlight.
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2.2

Minimum lot widths

2.3

Land use scenarios

2.4

Key assumptions

These 3 development forms proposed require

The Structure Plan seeks to deliver a mixture of

The following base assumptions have been

different minimum lot widths to enable their efficient

residential and employment uses across the study

developed in consultation with Council and are

development to the maximum heights proposed.

area while maintaining the flexibility to react to

applied across all 3 precincts.

These requirements have necessitated a base
assumption relating to the consolidation of lots by
potential developers to a minimum lot width. These
minimum lot widths are based on efficient car
parking layouts and are:
•

market pressures. The capacity assessment

calculated at various land use splits, taking into
account the impacts that land use may have on
building heights, car parking demands and floor
plate sizes.
The capacity assessment has been ‘run’ for the

17m in the Southern Precinct, and

•

31m in the Northern Precinct.

Proportion (%)

Net area (m2)

1 bed

35%

41

2 bed

55%

68

3 bed

10%

95

Average

61.25

responds to this flexibility by enabling yields to be

12m in the City Road Precinct,

•

Car Parking

Apartment mix and size – Medium rise

following 3 land use scenarios in each of the 3
precincts:
•

100% residential,

•

75% residential and 25% commercial, and

•

50% residential and 50% commercial.

Medium Rise - car parking provided at ground floor
in stackers and behind a 10m deep sleave of

Apartment mix and size – Podium-tower

commercial space

Proportion (%)

Net area (m2)

Podium-tower – car parking provided at ground floor

1 bed

56%

41

and on podium levels behind a 10m deep sleave of

2 bed

42%

68

apartments/commercial space

3 bed

2%

95

The following sustainable car parking rates have

Average

53.42

been used:
Land use

Rate

Workers and residents

Residential

0.7/dwelling

1.9 residents per apartment

commercial

2.4/100m2

5 jobs per 100m2 (gross)

Note: in the northern precinct a car parking rate of

Gross to net floor area

2.4/100m2 limits development height of commercial

Residential

buildings substantially, 15 storeys as opposed to 33.
Note: In order for sites in the southern precincts to

-10% for building articulation
-15% for circulation and services

be built to their full heights for commercial
development (5 and 8 storeys) a parking rate of

Commercial

around 1/100m2 would be required. This has been

Gross floor area used in commercial area

assumed to be possible at this stage. However,

calculations

should this be considered inappropriate then
commercial foorspace yields in the southern
Diagram illustrating the lot consolidation required to

precincts would be halved.

enable an efficient development of the study area
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3.0 City Road Precinct

Capacity Assessment Table – City Road Precinct

Notes:
A 10m deep sleeve of commercial/retail

In order for sites to be built to their full heights for

development has been assumed fronting City Road.

commercial development (5 storeys) a parking rate

Due to the absence of rear laneways, the majority of

of around 1/100m2 would be required. This has been

sites within this precinct will require road access

assumed to be possible at this stage. However,

from City Road limiting the potential ground floor

should this be considered inappropriate then the

retail/commercial space in the precinct.

commercial foorspace yields in the table above

Car parking has been assumed to be provided in

would need to be halved.

row of twin stackers off a single loaded driveway
accessed from City Road.
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Typical development
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4.0 Southern Precinct

Capacity Assessment Table – Southern Precinct

Notes:
A 10m deep sleeve of commercial/retail

In order for sites to be built to their full heights for

development has been assumed along each sites

commercial development (8 storeys) a parking rate

primary frontage.

of around 1/100m2 would be required. This has been
assumed to be possible at this stage. However,

Car parking has been assumed to be provided in
twin stackers off a double loaded driveway accessed
from City Road.

should this be considered inappropriate then the
commercial foorspace yields in the table above
would need to be halved.

A number of shallower and narrower sites are
located within the precinct. These have been
assumed to be developable to a maximum height of
5 storeys rather than 8 due to the limitation of the
sites to accommodate sufficient car parking.
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Typical development

Typical development (narrow shallow lots)
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5.0 Northern Precinct

Capacity Assessment Table – Northern Precinct
Notes:

The assumption of lot consolidation to a minimum

The assumption of 9m tower spacings has

Car parking rates in this precinct have had been the

width of 31m enables the most efficient car parking

influenced the yield study. Tower floorplates have

key determining factor of tower height. The 0.7

layout to be accommodated within the podium (as

been calculated assuming they will be set back from

spaces per apartment used in residential building

seen opposite in the diagram). The 5 levels of

both side boundaries by 4.5m. Sites multiples of 31

calculations results in a combined tower and podium

podium car parking are ‘sleeved’ with a 10m deep

meters wide have been assumed to accommodate

height of 33 storeys. The requirement for 2.4 spaces

wrapping of commercial and office/residential space.

multiple towers spaced 9m apart.

2

per 100m of commercial space limits the overall

For the purposes of this study, this sleaving has

height of office/commercial buildings to 15 storeys.

been limited to only one ‘primary’ street frontage.

For the purposes of this study each site has had its

This is a balancing act between creating active

yield calculated as either a 33 level residential tower

frontages within the podium and further limiting a

or a 15 level commercial tower. It has been

site’s development potential, as the reduction in car

considered unlikely that any sites will be developed

parking spaces within the podium by requiring this

as a mix of both uses.

sleeving on front, side and rear boundaries would

This has a substantial flow-on effect not seen in the
southern precincts, namely that overall floorspace

further limit the number of storeys of development
achievable.

area in the northern precinct varies substantially
dependant on the assumed land use split.

10

DAVID LOCK ASSOCIATES

Typical development - Residential
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