






05 PLANNING ASSESSMENT 

5.1 	State Planning Policy Framework 

Settlement (Clause 11) 

Consistent with the policy direction of Clause 11 the proposed development seeks 
to introduce 28 apartments to the Bridge Road Major Activity Centre, providing 
new housing within one of Melbourne's most prominent and well-serviced strip 
shopping districts. The Site's location provides walking access to the full gamut of 
shops, services and community infrastructure, in addition to a diversity of public 

and active transport modes. The Site is therefore well suited to a consolidated and 
highly-considered residential development outcome. 

The proposed dwelling mix responds to an identified need for liveable high density 
housing options; comprising a mix of 1, 2 and 3 bedroom apartments set on 
generous floorplans with an emphasis toward in-built sustainability and high levels 
of internal amenity. In deliberative contrast to the standardised apartment typologies 
that have come to characterise high-density residential development in activity 

centres across Melbourne, the proposal seeks to attract an owner-occupier market 
through the provision of amenity typically enjoyed in a detached dwelling or luxury 
villa setting. 

Furthermore, through the provision of high quality design and materiality, the 
proposal stands to make a defining contribution to the ever-evolving tapestry 
of Richmond Hill, whilst ensuring an authentic sense of place is celebrated and 
maintained through the preservation of the Site's existing Victorian mansion. 

Core to the design response, the proposal integrates a holistic approach to 
sustainability, with a strong focus toward indoor invironmental quality, energy and 
water efficiency and stormwater management. 

Through its contribution to the local diversity of housing options, the proposal 

stands to further consolidate the role and function of the Bridge Road Major Activity 
Centre, whilst ensuring a strong design contribution is made to the evolving urban 
context of Richmond Hill. For these reasons it is submitted that the proposal is 
consistent with the policy of Clause 11. 

Built Environment and Heritage (Clause 15) 

The design response is one that protects, respects and enhances the site given its 
context as well as protecting identified values (heritage building). The existing house 
of contributory heritage at 195 Lennox Street has been carefully considered and the 
design team have meticulously conceived a proposal which exhibits a low scale 

(five storeys) on Lennox Street and the overall development which is sited to allow 
respectful space around the existing building. The development places significance 

on incorporating and visually enhancing the existing heritage dwelling within its 
urban character. Demolition of the existing front garage along with a wide common 
walk for residents will provide a gateway view of the contributory building from the 
street thus allowing pedestrians to engage with the house. 

Furthermore, the architectural expression of the proposed additions is defined by 
separate building elements which are articulated by a careful choice of materials and 
the select openings in the facade. This nuanced design language in combination 
with a reductive pallet of materials allows for a development that conserves and 
enhances the value and aesthetic of heritage place. 

Together with the built from and the importance placed on landscaping it is 
considered that the proposal contributes positively to the local character while 
enhancing the sense of place, liveability and amenity while providing diversity. 

Housing (Clause 16) 

As stated previously this development will introduce 28 new high quality apartments 
within a growing housing market. Plan Melbourne has already identified Melbourne's 
growing population, the proposal seeks to aid by promoting a housing stock that 
meets community needs. Housing diversity and affordability objectives have also 
been addressed as the proposal includes the provision of one, two and three 
bedroom apartments. This diversity in housing choice which is closely located in the 
Bridge Road Major Activity Centre is consistent with the policy direction of Clause 16. 

Transport (Clause 18) 

The Site benefits from its close proximity to the CBD in addition to its more local 
assets, all of which enjoy excellent access to a variety of public transport options 
including well serviced tram and train routes. Bridge Road and Lennox Street has 
dedicated cycle lane ensuring users have ample opportunities to use sustainable 
transport systems which provide access to social and economic prospects. The 
development provides the required parking facilities as well as bicycle parking 
facilities. Given the location within an identified Major Activity Centre, close 

proximity to the CBD and public transport it is anticipated that future residents will 
be less likely to rely on private vehicles for transport. It is considered the proposal 
meets the objectives and policy direction of Clause 18 by providing for increased 
density of development, particularly around transport nodes, to support the viability 
of services. 

5.2 	Local Planning Policy Framework 

MSS and Vision 

The Municipal Strategic Statement (MSS) supports the provision of high-density 
apartment dwellings in well serviced locations such as the Bridge Road Major 
Activity Centre. The proposed development is well located to make efficient use 
of existing infrastructure, whilst providing for an increased diversity of housing 
options that respond to the City of Yarra's declining average household size and 

changing demographic composition. As per the Municipal Profile (Clause 21.02) it is 
understood that the consolidation of residential densities within activity centres such 
as Bridge Road is necessary to reinforce the economic role and dynamic functions of 
the activity centre. 

In keeping with the vision for the City of Yarra (Clause 22.03), the proposal 
contributes to the accommodation of a diversity of people and forms part of the 
'complex' inner-city land use mix that characterises the municipality today. As per 
the built form vision and policy of the MSS, the proposal responds to the unique 
historic fabric of Richmond Hill, at the convergence point between an emerging 
high-density transport orientated activity centre and the historically significant 
residential precinct that is present further south. The proposed design response is 

highly considered in its contribution to the built form character of the Bridge Road 
Major Activity Centre, whilst embodying the historic heritage fabric of the Site and 
context through the retention of the existing Victorian dwelling. 

Furthermore, the deliberative layout and massing of built form on the site is 
responds to immediate context — introducing an articulated five storey form to 
the Lennox Street frontage that repeats the fine-grain rhythm and spacing of the 
streetscape, whilst providing new opportunity for view lines to the existing heritage 
dwelling at the centre of the Site. All additional mass is appropriately consolidated to 
the rear of the Site, reading as a separate form to the mid-rise residential street scape 
of Lennox Street, instead forming part of the high density development patterns of 
the Bridge Road Major Activity Centre. 

It is further submitted that the proposed building is of a high quality architectural 

design that incorporates energy efficiency into the design through bicycle parking, 
stormwater harvesting and daylight access. The proposal encourages reduced 
numbers of private motorised trips through the provision of bicycle parking spaces 
and access to numerous public transport options. The proposal ensures that the 
apartments are accompanied by ample quality outdoor space located on the large 
balconies and winter gardens and communal ground floor areas. 

In addition to outright strategic merit it is considered that the proposal demonstrates 

design excellence through its highly considered design response, landscaping and 
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in-built sustainability measures. It follows that the proposal will make a positive 
contribution to the urban fabric of the City of Yarra and is consistent with the policy 

of the MSS. 

Built Form (Clause 21.05) 

Strategy 17,2 of this clause states that development within activity centres should 
generally be no more than 5-6 storeys unless it can be demonstrated that the 
proposal can achieve specific benefits. The proposed development seeks approval 
for two separate forms, a restrained five-storey mid-rise form and a vertically 
expressed twelve storey form. In support for the proposed twelve storey building 
the following considerations are noted: 

■ The building is significantly setback, very deep within the site, behind the 
proposed mid-rise form and retained heritage dwelling. The building there-
fore reads as a separate and distinct volume and is visually integrated with 
the Bridge Road Major Activity Centre. 

■ The allocation of mass across the site is dictated by two key influences; the 
Lennox Street character and rhythm and the existing and emerging forms 
comprising the Pelaco Building and recently approved high density projects 
along the Bridge Road corridor. 

■ The proposal in its entirety introduces an exceptional example of site 
responsive modern architecture, celebrating and retaining the existing 
heritage dwelling on-site for adaptive re-use and integrating it with horizon-
tally expressed, vertical forms. The robust materiality and subtle landscape 
integration set a benchmark of the precinct and provide for high levels of 
external, shared and internal amenity. 

■ Historically much of the Site frontage has been dominated by an open, 
at-grade car park and open three-car garage. The proposed development 
makes a significant improvement from what was a compromised inter-
face with the public domain to one that opens view lines to the formerly 
concealed heritage dwelling, and introduces a more controlled residentai 
environment at a scale that embodies good urban design principles and 
promotes passive surveilance of the public realm. 

■ The proposal integrates best practice sustainability objectives through the 
design and construction phase, exceeding industry 'Best Practice' standards 

with a BESS Score of 58%. 

With consideration of the above, it is submitted that the proposed building height 
of twelve storeys is justified under the tests of this strategy, accounting for the 
site context, state and local policy objectives and high quality design response. 
Furthermore, the proposal is consistent with the broader objective 17 which seeks to 
retain Yarra's low rise identity with pockets of higher development. 

Development guidelines for sites subject to the Heritage Overlay (Clause 22.02) 

Forming a contributory element of the Richmond Hill Precinct Heritage Overlay 
(H0332), the proposed development must respond to the guidelines for sites subject 
to the Heritage Overlay set out at Clause 22.02. 

As outlined in Chapter 3 of this report, planning is sought for the demolition of the 
existing Tas Pickett Tobacco building which currently occupies the rear extent of 
the Site, demolition of the existing brick garage at the Lennox Street frontage and 
for alterations to the existing Victorian Heritage Dwelling at the centre of the Site. 
Planning approval is also sought under the Heritage Overlay for the construction of 

two new buildings on-site. 

It is submitted that the proposal is generally in accordance with the objectives of 
Clause 22.02-4, based on the following considerations: 

■ The proposal seeks to conserve the historic fabric of the Richmond Hill 
Precinct through the deliberative retention and celebration of the existing 

Victorian dwelling. 

■ All works to the proposed heritage Victorian dwelling are to be undertaken 
with architectural integrity - maintaining the character and essence of the 
existing building and integrating it within the landscaped setting of the 

proposal. 

■ The integration and adaptation of the Victorian dwelling allows for its ongo-
ing maintenance and preservation - ensuring a continued contribution to 
the Richmond Hill Precinct heritage place. 

■ The proposal seeks to demolish the existing brick garage which actively 
obscures views from the street to the heritage dwelling. The proposal 
introduces new view lines to the contributory heritage building through an 

arched passage and landscaped garden corridor. 

■ The siting and layout of new built form additions at the Site is responsive 
to the established mid-rise rhythm and spacing of Lennox Street, with a 
restrained four storey form addressing Lennox Street and an additional 
12 storey tower situated to the rear of the Site, reading as a separate and 

distinct massing. 

■ The materiality and architectural expression of the new buildings provides 
a definitive modern contribution to the heritage area, drawing upon the 
lineage of high-quality materiality and residential amenity that characterise 
Richmond Hill. 

■ The proposed 12 storey tower does not unduly impact view lines to the 
'Pelaco Sign', situated adjacent to the Site. 

It is understood that the policy at Clause 22.02-5-1 (Demolition) generally encourages 
the retention of a building in a heritage place. The proposal responds to this policy 
direction through the retention of the existing Victorian dwelling. Notwithstanding, 
to allow for residential development the development planning permission is sought 
for the demolition of the existing Tas Pickett Tobacco factory at the rear of the Site. It 
is submitted that the demolition of the factory is necessary to allow for the efficient 
development of the Site, which is presently underutilised as a two-storey commercial 
premises in the heart of the Bridge Road Major Activity Centre. 

We refer to the accompanying heritage advice prepared by Bryce Raworth 
(December 2017) which contemplates the demolition of the 1930s factory building 

on the following grounds: 

■ Firstly, the building is set back such a substantial distance from the street 
that it is only visible from a very narrow range of viewpoints in Lennox 
Street, directly from the Site. Even then it reads as a distant element. The 
primary facade is unremarkable in character, and has been substantially 
modified at ground floor level such that the extent to which is can be 
considered a 'well preserved inter-war build9ing, for which the precinct is of 

note, is questionable. 

■ Finally, the building as it appears from Lennox Street tells little or nothing 
about its former role as a tobacco factory/warehouse. The single storey vol-
ume on the far eastern side of the site is of little significance and its demoli-
tion will have no impact on the significance of the place. 

Further to the above heritage assessment, it is maintained that any minor impact 
to the significance of the Richmond Hill Precinct heritage place is balanced in the 
net community benefit achieved through the pursuit of competing State and local 
policy that encourages the consolidation of residential development in well serviced 

locations. 
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Landmarks and tall structures (Clause 22.03) 

The Site is situated adjacent to the 'Pelaco Sign, which is identified as a landmark 
sign in the local policy of Clause 22.03. The policy sets as its objective the need 
to "Maintain the prominence of Yarra's valued heritage landmarks and landmark 
signs". The Pelaco Sign is a large, mounted advertising sign for the Pelaco shirt 
manufacturing company which historically occupied the building at 21-23 
Goodwood Street. The sign is orientated to face east-west and is situated directly 
south-east of the Site. 

We understand that important view lines and vantage points can be described as 
from the west side of Punt Road near the intersection with Wellington Parade, and 
from the front of the Richmond Town Hall or Bridge Road. Notwithstanding, the 

policy at Clause 22.03 does not specifically reference which view lines are to be 
maintained to the landmark sign. This was confirmed in pre-application meeting 
discussion Council. 

The proposal has been successful in ensuring that the sign is in no way obscured 
from these vantage points. 

With respect to the established view lines, we refer to Rescom QOD Lennox Street 
Pty Ltd vs Yarra CC [013] VCAT 1799 (21 October 2013) concerning the development 
at 172-174 Lennox Street, opposite the Site. In particular the Tribunal made the 
following consideration: 

53 "....the policy is not intended to preserve and protect every possible view from 
public spaces. The Tribunal found in Cremorne Corporation that key or important 
views need to be carefully dealt with, not every incidental view" 

Whilst it has been proposed and to an extent agreed upon that the prevailing 'hero' 
view line to the Pelaco Sign is taken from the west site of the Punt and Bridge Road 
intersection, this is not expressed in the Planning Scheme. The Tribunal provided the 
following decision regarding views taken from this location: 

56. "The photomontages in this case demonstrate that the proposed building has no 
impact upon the visibility of the Pelaco Sign from the montage viewpoints....Even 
if this view of the sign is lost as a result of the development, I would not refuse this 
proposal as it is clear from the photomontages that other viewpoints would remain 
in view." 

The photomontages provided on page 36 of the accompanying Urban Context 
Report (Woods Bagot, December 2017) demonstrate that view lines to the Pelaco 

Sign from the corner of Punt Road and Wellington Parade and from Richmond Town 
Hall are not interrupted by the proposed development. 

Whilst the proposed building will enter and form part of the Richmond Hill skyline it 
is emphasised that the built form context of the Bridge Road Major Activity Centre 

is in early phases of transition — with the majority of high-density infill development 
having occurring to the north of Bridge Road. Infill development adjacent and to 
the south of the shopping strip will continue to intensify and transform the existing 
skyline. Whilst it is unavoidable that urban consolidation along the Bridge Road 
corridor will partially interrupt viewlines to the Pelaco Sign from vantage points 

across Richmond and surrounding suburbs, including the intersection of Punt and 
Wellington and Richmond Town Hall, the built form controls of Neighbourhood 
Residential Zone land to the south of Bridge Road will ultimately preserve other 
viewlines to the sign and maintain the prominence of the landmark sign for posterity. 

The objectives of Clause 22.03 also seek to ensure that the profile and silhouette 
of new tall structures adds to the interest of Yarra's urban form and skyline. The 
horizontal expression, robust materiality, visual articulation and passive greening of 

the proposed tower at the rear of the Site is anticipated to make a prominent and 
positive contribution to evolving skyline of Richmond Hill and the Bridge Road Major 
Activity Centre. 

In summary, it is submitted that the proposed development is consistent with the 
policy of Clause 22.03 of the Yarra Planning Scheme. 

Interface Uses Policy (Clause 22.05) 

The proposal introduces a new residential development to the Site, forming part 
of the Bridge Road Major Activity Centre and situated with the Commercial 1 Zone. 
The policy at Clause 22.05 supports the development of new residential uses within 
activity centres, provided that the introduction of residential development does not 
introduce any unreasonable capacity for reverse amenity impacts. The location of 
the Site is largely bound by current or future (proposed) residential land uses, with 
exception to several small businesses situated to the north, and the Pelaco building 
to the south. 

The proposed development is not anticipated to introduce any potential reverse-
amenity impacts or interface issues and the level of residential amenity is not 
anticipated to be affected by the Site's commercial context. 

Furthermore, the provision of residential development adjacent to Bridge Road is 
consistent with the current development pattern for high-density development in 
the area, and is considered to support the economic function of the shopping strip. 

Stormwater Management - WSUD (Clause 22.16) 

The following assessment against the has been undertaken in response to the 
STORM requirements of Clause 22.16: 

A site layout plan showing the location of the proposed stormwater treatment measures 

■ 25.0KL of rainwater storage is to be provided to capture 100% of roof and 
terrace water. The plans submittedf with this application show the location 
of rainwater tanks and associated systems. 

A report outlining how the application achieves the objectives of this policy 

■ Included with this planning application is a STORM rating report dated 15 
December 2017 which was prepared by Lucid Consulting. This report certi-
fies that the proposal in its current form achieves a STORM rating of 100%. 

Design details, such as cross sections, to assess the technical effectiveness of the proposed 
stormwater treatment measures. 

■ The ground floor plan shows the proposed rainwater tanks. 

A site management plan which details how the site will be managed through 
construction. 

■ The proposed building and works will be required to have a Construction 
Management Plan (CMP) in place which will be addressed at the building 
permit stage. The CMP will address all site runoff and the measutres which 
will be included to ensure that sediment and other litter is not discharged 
into the stormawater drains during construction. 

A maintenance program which sets out future operations and maintenance 
arrangements. 

■ Refer to the Sustainability Management Plan prepared by Lucid Consulting 
Pty Ltd (December 2017) 

Environmentally Sustainable Development (Clause 22.17) 

As this development comprises more than 10 dwellings a sustainability management 
plan has been prepared to accompany this application (Lucid Consulting, December 
2017). 

The proposed development integrates sustainability measures and initiatives that 
exceed industry 'Best Practice', achieving a BESS score of 58%. 
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