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City of Yarra 
Heritage Advice  

 

Application No.: PLN17/0868 
 
Address of Property: 231 Napier Street, Fitzroy. 
 
Planner: John Theodosakis 
 
Yarra Planning Scheme References: Clauses 43.01, 21.05 and 22.02. 
 
Heritage Overlay No.: HO334 Precinct: South Fitzroy.   

 
Level of Significance 
 
The site is a c.1970s single storey factory/showroom/office which is of no significance. 
 
Context 
 
Abutting the subject site to the south is a c. 1970s single level office building (No. 227 Napier 
Street) which is of no significance. 
 
Adjacent and running southwards is No. 223 Napier Street, a 5 level building under 
construction, No. 219 Napier Street a 4 level residential development of unusual design, which 
is still under construction, Whitlam Place, Moor Street and the Fitzroy Town Hall. 
 
Abutting the subject site to the north is a single level office building (No. 235 Napier Street) 
which is of no significance.  On the corner of St David Street on the Rojo site is a 5 storey 
building within the retained brick façade of the former Rojo furniture factory. 
 
On the east side of Napier Street, north of Moor Street, are single or double storey dwellings 
and the Napier Hotel. 
 
Proposal 
 
Demolition of the existing building and construction of a 7 level building above a basement. 
 
Drawing Numbers 
 
90 pages of drawings prepared by Edition Office and with Council date stamp 15 Oct 2017 and 
23 Nov 2017. 
 
Assessment of Proposed Works 
 
I have been asked to comment on the “Presentation of the building to the street and its 
relationship with the surrounding context including the existing multi-storey buildings opposite 
and those currently under construction at 219 [4 storeys] and 223 Napier Street [5 storeys]”. 
 
The Neighbourhood Analysis states “Adjacent to the subject site in particular are a number of 4 
– 6 storey buildings”.  It does not state where they are and they are not in this part of Napier 
Street, which is the relevant consideration, other than for those mentioned above – up to 5 
storeys.  In addition the iconic Fitzroy Town Hall is not mentioned which is pivotal to this part of 
the South Fitzroy precinct.   
 
The Site Analysis mentions mature street trees “reducing the impact of medium-scale 
developments to pedestrians”.  It is an established principle that reliance cannot be placed on 
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street trees, moreover deciduous street trees such as those in Napier Street, to camouflage 
development which is inappropriate or unacceptable.  (p. 27) 
 
Demolition 
 
There is no issue with demolition of the existing building. 
 
Built form (height/setbacks) 
 
The overall height proposed is 23.2 metres.  From the elevation (A2.106) it is self-evident that 
what it proposed is too high for its context and is out-of-keeping with it.  The scale of the 
immediate streetscape and area has been set by the Fitzroy Town Hall which has been the 
highest and biggest building in immediate proximity since 1873 and 1887-90.  Historically it has 
been the highest building and should remain so and aesthetically it has been, and should 
remain, the most dominant and prominent building in this streetscape and the immediate 
surrounding heritage streetscapes.   
 
Nos. 219 and 223 Napier Street have changed the setting, but not unacceptably, but 5 levels is 
the maximum which could be built before there is an adverse effect on the heritage streetscape, 
including the prominence and dominance of the Fitzroy Town Hall.  On the Rojo site (No. 237 
Napier Street) 5 levels is acceptable principally because one level is contained behind a 
substantial brick perimeter wall of the former factory which has been retained and it is a block 
away from the Town Hall. 
 
While the building heights on the east side of Napier Street undulate they are never higher than 
two storeys.  This is no reason, or justification, to undulate the heights on the west side in this 
case starting from 4 storeys (Nos. 219 and 223 Napier Street) to 5 storeys as shown but 
excluding the 2 levels above which are drawn so lightly that they can barely be seen (p. 57), 
then to 5 storeys at No. 237 Napier Street (Rojo).  The start and finish points of the scale on 
both sides of the street are quite different. 
 
While Levels 6 and 7 appear to meet a sightline, from across Napier Street, they will be visible 
in views from the north-east, south-east (as illustrated and as obviously will be the case) and 
possibly from Moor Street to the west.  (p. 48 - 49)  They are also likely to be visible from 
vantage points further west along Moor and St David Streets and from elsewhere generally in 
that area.  This will be an intrusion on the low-rise historical skyline of the South Fitzroy 
Precinct and the residential area.  Level 6 is also visible in the perspective taken from directly 
opposite the site i.e. the same place as the sightline has been taken from.  (p. 50)   
 
The height and overwhelming bulk and scale are exacerbated by the upwardly curved (rolled 
slab) edges of the balconies, and in turn they are exacerbated by the depth of the soffits and 
the corrugated (emphasised rib) edge detail.  The edges of the floor plates to the balconies 
should be kept slim. 
 
The massing diagrams clearly indicate that the bulk and scale of the building will be 
overwhelming in this streetscape.  Further reliance appears to have been placed on the potential 
development of the abutting sites.  (pp. 54 - 55)  Until development occurs, and it may not, the 
sheer blank side walls will be an unacceptable precedent in the streetscape.  Further the lack of 
a setback for these walls will result in a 6 storey (to 5th floor and noting the concave at this 
level) wing wall abutting the property line which will be out-of-keeping, intrusive, discordant 
and dominant on the streetscape.  (pp. 48 – 49)  Likewise the 5 storey street wall and as 
compared with the upper level setbacks at No. 237 Napier Street (Rojo) behind the retained 
façade.   
 
While there has been an extensive study of the characteristics of the 19th century (not 20th 
century as stated) building stock and details of the time, the literal attempt to incorporate them 
in a multi-storey building of greater scale and bulk has not been successful. 
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Colours and materials 
 
It is proposed to use bush-hammered concrete on the north and south elevations.  While this 
may have been appropriate for the Melbourne Arts Centre, it is out-of-keeping in Fitzroy where 
render is smooth.  The north and south elevations should have a pattern or texture in the 
external face of the pre-cast panels and to the satisfaction of the Responsible Authority.   
 
The black stained timber boarding at the top of the building, in contrast to the “white” below, 
and which will be silhouetted against the sky, will make them more noticeable and dominant 
and not recessive as intended.  Compare with the blackness of the upper levels of No. 237 
Napier Street (Rojo).  In addition it is not evident as to how the timber will be maintained and 
also the stain.  Experience has shown that timber stain soon degenerates into an unsightly 
presentation, more so where it is inaccessible.  No timber should be used where it is exposed to 
weathering. 
 
Experience also shows that plain or polished concrete at ground or lower levels attracts stains 
and graffiti, particularly in a laneway, and also soon becomes unsightly and is difficult to 
maintain.  A maintainable treatment such as painted surfaces should be preferred. 
 
It is not evident as to why sand blasted stainless steel is proposed for the edges of the floor 
plates in the north and south elevations.  (A2.105)  Is this a mistake on the drawing?  In time 
this is likely to corrode and is in an inaccessible location for maintenance, ultimately again 
resulting in an unsightly appearance. 
 
GL-01 is not listed in the materials legend.   It is presumed that it is clear glass but the exact 
nature of the glass e.g. coloured?, reflective? needs to be confirmed. 
 
Several materials are included in the Materials Legend but are not evident on the drawings e.g. 
blackbutt and timber boards, burnished concrete, perforated metal etc.  Some of these are 
illustrated in the images of the interior so it is assumed that there are not intended to be 
external materials but this needs to be clarified. 
 
Fence 
 
The black steel picket fence is acceptable but a maximum height of 1.5 metres should be a 
condition on any permit. 
 
Recommendation / Comments: 
 
Not approved. 
 
Demolition of the building is acceptable.   
 
The preferred height on this site is 4 storey street wall which will align with the development at 
Nos. 219 and 223 Napier Street which has changed the streetscape setting but not 
unacceptably.  Five levels with a deep setback to make the top level not visible from the 
immediate streetscapes is the maximum which this site and this streetscape can accommodate 
before it is adversely affected.  
 
The detailing of the north, east and south elevations needs to be reviewed so as to achieve a 
softer contribution to Napier Street all round.  Interpretative translation of details of Victorian 
dwellings into a multi-storey contemporary development is inappropriate and ultimately not 
successful.  Many of the details need to be reconsidered in the light of a contemporary building 
design. 
 
Materials need to be reconsidered for their longevity in relation to a pristine appearance. 
 
Confirm exactly what GL-01 is. 
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Clarify the proposed use of materials such as blackbutt and timber boards, burnished concrete, 
perforated metal etc. which are listed in the Materials Legend but seemingly not evident on the 
drawings. 
 
No timber is to be used where it is exposed to weathering and no stained timber is to be used. 
 
Maintainable surfaces and/or finishes are to be used at all ground and first floor levels so as to 
maintain an pristine presentation to the streetscapes and lanescape. 
 
Include a condition on any permit to ensure that the black steel picket fence is has a maximum 
height of 1.5 metres. 
 
Signed:  

 

Robyn Riddett 

Director – Anthemion Consultancies 
 
Date: 27 February, 2018. 
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TO: John Theodosakis (Statutory Planning)    

FROM:        Amruta Pandhe (Urban Design)   

DATE: 09 January 2018 

SUBJECT:   231 Napier Street, Fitzroy 

APPLICATION NO: PLN17/0868 

DESCRIPTION:  Demolition of existing building to allow for the construction of a residential 
development and reduction of car parking requirements 

 
COMMENTS SOUGHT 

Urban Design comments have been sought on: 
 Presentation and articulation of the building to Napier Street, and with particular 

consideration to the properties currently under construction at 219 and 223 Napier Streets 
(endorsed plans relating to these properties have been attached). 
 

Whether there are any capital works approved or proposed within the area of the subject site. 
 
These set of comments are provided on the plans dated 28th August 2017. 
 
COMMENTS SUMMARY  

The proposal is not supported in its current form. In summary, the following changes are 
recommended to make the proposal more acceptable from an urban design perspective. The 
rationale behind these changes is explained in more detail overleaf.  
 The proposed streetwall height is not supported and it is highly recommended that the 

proposal does not exceed the precedents set by 219 and 223 Napier Street developments.  
 Arrange the façade elements in a composition similar to the emerging character by 

presenting an appropriate balance between hard edge and indented elements.  
 Encourage use of vertical landscaping in the development. 
 
There are no known planned/approved capital works around the site which are being led by the 
Urban Design team.  
 
DEVELOPMENT PROPOSAL 
 
The development proposes demolition of existing building and construction of seven storey 
apartment development. The proposal provides pedestrian entrance from Napier Street Street and 
vehicular entrance from laneway.   
 
URBAN DESIGN FEEDBACK 
 Napier Street Streetscape Character  

The site sits in a section of properties between St David Street and Whitlam Place that have 
been intact set of single storey commercial developments with same lot widths and depths. 
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Napier Street has predominantly single storey cottages with some 2 storey developments on 
the east side and a new emerging character of 4-5 storey recent developments on the west 
side. 219 and 223 Napier Street present a four storey (13.8m streetwall) along the street 
frontage which responds appropriately to the Fitzroy Town Hall and its broader context.  
 
Clause 15 requires new development to respond to its context in terms of urban character. It 
also seeks new development to achieve architectural and urban design outcome that 
contributes positively to local urban character and enhance the public realm while minimising 
detrimental impact on neighbouring properties. Clause 21.05 seeks new development to 
respect and not dominate existing built form. Clause 43.01 seeks to ensure that development 
does not adversely affect the significance of heritage places.  
 
The proposal presents an approximately 17.8m (5 storey) street wall with upper two level 
setback along Napier Street frontage. The proposed streetwall is 4m higher than the 
emerging character. Even though the site is a not contributory building it sits within a heritage 
overlay and has some contributory and individually significant heritage buildings in the 
surrounding. Further, it is important to retain the consistent character created by existing 
buildings to respond appropriately to the above clauses.  Hence the proposed streetwall 
height is not supported as it will not respect and dominate the existing built form. This does 
not comply with Clause 21.05 and 43.01; hence it is highly recommended that the proposal 
does not exceed the precedents set by recent developments.   
 
The character created by 219 and 223 Napier Street developments will be a strong streetwall 
character presenting an appropriate balance between hard edge and indented elements. The 
proposed façade design is of good architecture quality but it will be distinctly different style 
from the character created by the other two developments. Hence, this will make the 
proposed development stand out which is not an acceptable outcome in this context. This 
does not comply with above clauses and hence it is recommended to arrange the façade 
elements in a composition similar to the emerging character set by 219 and 223 Napier 
Street developments. It is encouraged to use vertical landscaping in the development. The 
material and finishes proposed are of high quality and supported. 
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MEMO
 

To: John Theodosakis 

From: Artemis Bacani 

Date: 19 January 2018  

Subject: Application No: 
Description: 
Site Address: 
 

PLN17/0868 
Construction of a Residential Development 
231 Napier Street, Fitzroy 
 

   
I refer to the above Planning Application received on 15 December 2017 and the accompanying 
report prepared by Traffix Group in relation to the proposed development at 231 Napier Street, 
Fitzroy. Council’s Engineering Services unit provides the following information: 
 
 
CAR PARKING PROVISION 
Proposed Development 
Under the provisions of Clause 52.06-5 of the Yarra Planning Scheme, the development’s parking 
requirements are as follows: 

 

Proposed Use 
Quantity/ 

Size 
Statutory Parking Rate 

No. of Spaces 
Required 

No. of Spaces 
Allocated 

One-bedroom dwelling 6 
1 space to each dwelling 14 

0 

Two-bedroom dwelling 8 6 

Three-bedroom dwelling 3 

2 spaces to each dwelling 8 

6 

Four-bedroom dwelling 1 2 

Residential visitors 18 1 space per 5 dwellings 3 0 

Total  25 14 
 
The site would have a parking shortfall of 11 car spaces consisting of eight resident spaces and 
three residential visitor spaces. To reduce the number of car parking spaces required under Clause 
52.06-5 (including to reduce to zero spaces), the application for the car parking reduction must be 
accompanied by a Car Parking Demand Assessment.  
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Car Parking Demand Assessment 
In reducing the number of parking spaces required for the proposed development, the Car Parking 
Demand Assessment would assess the following: 
 
- Parking Demand for One-bedroom and Two-bedroom Dwellings.  

The one-bedroom dwellings would not be provided with on-site parking whereas the two-
bedroom dwellings would each be allocated with 0.75 spaces. Traffix Group has sourced car 
ownership rates for the Fitzroy area from the 2011 Census conducted by the Australian 
Bureau of Statistics. For one-bedroom flat type dwellings in Fitzroy, some 44% of flat type 
dwellings do not own a motor vehicle and for two-bedroom dwellings some 35% do not own a 
vehicle. The data suggests that there are a proportion of one-bedroom and two-bedroom 
households that own one or no motor vehicle. The provision of six spaces amongst the eight 
two-bedroom dwellings would be consistent with the statistical trend for this size of dwelling to 
own one car. The proposed on-site parking provision for the subject site reflects the statistical 
trend for car ownership in Fitzroy. The on-site parking is considered appropriate.  
 

- Parking Demand for Residential Visitors.    
Peak parking for residential visitors generally occurs on weekday evenings and at weekends. 
Given the small scale of the development, the parking demand for the residential visitors 
would be one space as per the statutory requirement.  
 
The applicant proposes to accommodate all residential visitor parking off-site, since the site 
will be containing mechanical parking - not practical for use by residential visitors. For mixed 
use and multi-unit residential developments that are located along or near activity centres, we 
would normally encourage applicants to provide some residential visitor parking on-site. In this 
instance, the proposed car parking arrangement cannot practically allow for residential visitor 
parking to be accommodated on the property. In the context of the surrounding area, the peak 
demand of one residential visitor parking space off-site should not be detrimental to existing 
on-street parking conditions in the area. 
 

- Availability of Public Transport in the Locality of the Land.  
The site is very well located in terms of public transport services. The site is within walking 
distance of tram services along Brunswick Street and Smith Street. Bus services are within 
walking distance from Johnston Street. 
 

- Convenience of Pedestrian and Cyclist Access.   
The site has excellent pedestrian accessibility to shops, businesses, supermarkets, essential 
facilities and potential places of education and employment.  

 
Appropriateness of Providing Fewer Spaces than the Likely Parking Demand 
Clause 52.06 lists a number of considerations for deciding whether the required number of spaces 
should be reduced. For the subject site, the following considerations are as follows: 
 
- Availability of Car Parking at an Alternate Site.  

Traffix Group had conducted spot parking occupancy surveys of the surrounding area on 
Friday 23 June 2017 at 10am, 12pm, 7pm and 8pm, and Saturday 24 June 2017 at 12pm, 
7pm and 8pm. The survey area encompassed sections of Napier Street, St David Street, and 
Moor Street. The times and extent of the survey are considered appropriate. A parking 
inventory ranging from 75 to 94 publicly available parking spaces was identified. The results 
indicate that on the Friday, the peak parking occupancy was observed at 10am, with no fewer 
than four spaces vacant within the study area. For the Saturday, the peak parking occupancy 
was recorded at 12pm with a minimum of 15 spaces available. The data suggests that any 
overflow with the short-stay parking for the development could be accommodated on-street. 
 

- Relevant Local Policy or Incorporated Document.  
The proposed development is considered to be in line with the objectives contained in 
Council’s Strategic Transport Statement. The site is ideally located with regard to sustainable 
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transport alternatives and the reduced provision of on-site car parking would potentially 
discourage private motor vehicle ownership and use. 

- Access to or Provision of Alternative Transport Modes. 
The site has very good accessibility to public transport and connectivity to the on-road bicycle 
network. The site is also in proximity to on-street car share pods. A Flexicar car share pod is 
located in St David Street, east of Brunswick Street, approximately 140 metres north-west of 
the site. A GoGet car share pod is also located near the site in Napier Street, approximately 60 
metres south of the site. 
 

- Other Relevant Considerations. 
The occupants of the new dwellings will not be eligible to apply for on-street residential and 
visitor car parking permits. 
 

Adequacy of Car Parking 
From a traffic engineering perspective, the waiver in the car parking requirement for the proposed 
one-bedroom and three-bedroom dwellings is considered appropriate in the context of the 
development and the surrounding area. The site has the advantage of being located close to public 
transport nodes.  
 
Engineering Services has no objection to the reduction in the car parking requirement for this 
development. 
 
 
TRAFFIC GENERATION 
To determine the traffic generated by the proposed development, the following rates could be 
adopted as follows: 
 

Proposed Use Adopted Traffic Generation Rate 
Daily 

Traffic 

Peak Hour 

AM PM 

Residential Dwellings 
(Allocated with 1 space) 
 
Residential Dwellings 
(Allocated with 2 spaces) 

3.0 trips per dwelling per day (six dwellings) 
Peak hour volume is 10% of daily volume 
 
4.0 trips per dwelling per day (eight dwelling) 
Peak hour volume is 10% of daily volume 

18 
 
 

32 

2 
 
 

3 

2 
 
 

3 

Total 50 5 5 

 
The traffic volumes generated are not unduly high and can be easily accommodated in the 
surrounding road network. 
 
Queuing and Conflict 
The development’s parking would be contained in a shuffle type car stacker.  
 
It is highly unlikely that vehicle queuing would take place outside the curtilage of the property.  
 
Given the low peak hour traffic volumes, we envisage the potential for vehicle conflict within the 
carriageway easement to be very remote. 
 
 
 
 
 
 
 
 
 



Agenda Page 141 

Attachment 5 - Engineering comments 

Yarra City Council – Internal Development Approvals Committee Agenda – Wednesday 13 June 2018 

 
 
DEVELOPMENT LAYOUT DESIGN 
Layout Design Assessment 

Item Assessment 

Access Arrangements 

Development Entrance The garage doorway width is 11.0 metres. 

Visibility Visibility triangles have not been provided at the entrance of the 
development.  

Car Parking Modules and Car Stacker 

Car Stacker Device The applicant has proposed a shuffle type car stacker system, the 
Hercules Expanderpark -2+2 system. The model requires a floor to 
ceiling height of between 3.2 metres to 4.5 metres, and pit length of 5.5 
metres. This stacker model will have a useable platform width of 2.5 
metres. 

Floor to Ceiling Height A minimum floor to ceiling height of 4.35 metres has been provided. 

Vehicle Clearance Height The stacker model satisfies the vehicle clearance height requirements 
in Design standard 4: Mechanical parking. 

Vehicle Turning Movements Swept path diagrams not provided. 

Other Items 

Internal Concrete Slab For any new internal concrete works, the finished floor levels along the 
edge of the slab must be set 40 mm above the edge of the carriageway 
easement – Council Infrastructure requirement. 

 
Design Items to be Addressed 

Item Details 

Visibility The recommendation by Traffix Group to install a convex mirror on the 
north and south side of the acccessway is supported. 

Vehicle Turning Movements The applicant is to submit a swept path diagram to demonstrate that a 
B85 design vehicle can enter and exit the stacker platforms off the 
carriageway easement.  

 
Capital Works Programme 
A check of the Capital Works Programme for 2017/18 indicates that no infrastructure works have 
been approved or proposed within the area of the site at this time. 
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IMPACT ON COUNCIL ROAD ASSETS 
The construction of the new buildings, the provision of underground utilities and construction traffic 
servicing and transporting materials to the site will impact on Council assets. Trenching and areas 
of excavation for underground services invariably deteriorates the condition and integrity of 
footpaths, kerb and channel, laneways and road pavements of the adjacent roads to the site. 
 
It is essential that the developer rehabilitates/restores laneways, footpaths, kerbing and other road 
related items, as recommended by Council, to ensure that the Council infrastructure surrounding 
the site has a high level of serviceability for residents, employees, visitors and other users of the 
site. 
 
 
ENGINEERING CONDITIONS 
Civil Works 

Upon the completion of all building works and connections for underground utility services, 
the footpath immediately outside the property’s Napier Street road frontage must be 
stripped and re-sheeted to Council’s satisfaction and at the Permit Holder’s expense.  

The footpath must have a cross-fall of 1 in 40 or unless otherwise specified by Council. 
 

Road Asset Protection 
Any damaged roads, footpaths and other road related infrastructure adjacent to the 

development site as a result of the construction works, including trenching and excavation 
for utility service connections, must be reconstructed to Council’s satisfaction and at the 
developer’s expense. 

Construction Management Plan 

A Construction Management Plan must be prepared and submitted to Council. The Plan 
must be approved by Council prior to the commencement of works. A detailed dilapidation 
report should detail and document the existing and post construction conditions of 
surrounding road infrastructure and adjoining private properties. 

Impact of Assets on Proposed Development 

Any services poles, structures or pits that interfere with the proposal must be adjusted, 
removed or relocated at the owner’s expense after seeking approval from the relevant 
authority. 

Areas must be provided inside the property line and adjacent to the footpath to 
accommodate pits and meters. No private pits, valves or meters on Council property will be 
accepted. 
 

Car Stacker Device 

The car stacker devices must be installed, operated and maintained in accordance with the 
manufacturer’s specifications and requirements. 

No pipes, ducting or protrusions from the ceiling or walls are to be installed above or within 
the space clearance envelopes for the car stacker devices. 
 

 
NON-PLANNING ADVICE FOR THE APPLICANT 
Legal Point of Discharge 
The applicant must apply for a Legal Point of Discharge under Regulation 610 – Stormwater 
Drainage of the Building Regulations 2006 from Yarra Building Services unit. Any storm water 
drainage within the property must be provided and be connected to the nearest Council pit of 
adequate depth and capacity (legal point of discharge), or to Council’s satisfaction under Section 
200 of the Local Government Act 1989 and Regulation 610. 
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Preparation of Detailed Road Infrastructure Design Drawings 
The developer must prepare and submit detailed design drawings of all road infrastructure works 
associated with this development for assessment and approval. 
 
Protection of Car Stacker Pits 
The Permit Holder/developer is responsible for the management and protection of their building 
from groundwater. 
 
The developer needs to ensure that the car stacker pits and any portions of the development at or 
below natural surface level have a level of protection to minimise the seepage of subterranean 
water (groundwater) or any rainfall run-off from penetrating the walls or floors of the site. 
In the event that any contaminated groundwater seeps through the walls of the basement, this 
water must not be discharged into Council’s stormwater drainage system under any 
circumstances. Any contaminated groundwater that is present within the site must be treated and 
disposed of in accordance with a Trade Waste Agreement and as per EPA guidelines and 
Melbourne Water/City West Water guidelines.  
 
It is also the Permit Holder’s onus and responsibility to ensure that rainfall run-off does not enter 
the property in the event of a heavy storm. Adequate measures should be in place to prevent 
backwash from entering the property. 
 
 
 
Regards 
 
 
 
 
Artemis Bacani 
Roads Engineer 
Engineering Services Unit 
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