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TO:     Patrick Sutton      

FROM    David Pryor   

DATE:    11 December 2017 

SUBJECT:    210 Alexandra Parade East, Clifton Hill 

APPLICATION NO:  PLN17/0693 

DESCRIPTION: Construction of a six-storey residential building 

  

Urban design advice has been sought in relation to:  
 presentation of the building (including height of the street wall, overall height, integration with 

the street, colours and materials); 
 Whether the proposed development provides acceptable interfaces with adjoining lots. 
 
COMMENTS SUMMARY  

This proposal is supported in principle, subject to the improvements outlined below, including the 
following: 

1. reduce the bulk of the building to either a) a 4-storey form or b) a 5-storey composition with 
the top three levels set back at least 3m from the front, with option b) preferably utilising 
existing walls; 

2. simplify the form by reducing the number of stepped tiers on the west and north sides of the 
building; 

3. ensure that items 1 and 2 result in a net reduction in the visual and shadow impacts on 
residential neighbours; 

4. review the design of the rear of the building to more effectively articulate it into two halves. 

 
 

 
Site and Context 

The site sits in a small pocket of land zoned MUZ, adjoined by land zoned NRZ1 to the west and 
north. No HOs or DDOs apply. Under Clause 21.08, the site is within a Non Residential area, 
where proposals should “improve the interface of development with the street”.  

Despite the proximity of the freeway, the street is reasonably quiet, with no through traffic, but with 
pedestrians and cyclists often present as a result of the footbridge which connects at Groom St.  

The footbridge offers a panoramic overview of Clifton Hill, characterised by low rise development 
amongst which older red-brick buildings have a significant presence, including the one on the 
subject site, which is two storeys tall. Other buildings along Alexander Pde East vary between one 
and three storeys. Adjoining the site to the north, a long-established row of single-storey houses 
runs along the south side of Noone St. 
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Figure 1: View from footbridge, showing characterful brick buildings, and trees visible above rooftops 

Built Form and Massing 

The proposed 6-storey building would stand out in a streetscape where 2-storey construction 
currently predominates. Despite the architectural differentiation of the two top levels, they are not 
set back from the front boundary, and would therefore fully impact on the streetscape. Further, 
when viewed from the footbridge, the upper levels would have significant impact even if they were 
set back. 

The development would also impact on Noone St, from where its six storey form would dominate 
over the single storey dwellings in the foreground. 

It is recommended that the height of the development be reduced to 4 storeys. Alternatively, 
consideration could be given to a 5-storey composition with the top three levels set back at least 
3m from the front. 

The main 4-storey red-brick form of the proposal roughly aligns with the front of the existing 
building, being set back about 3.8m from the east boundary and 1.9m from the west. Construction 
within these setbacks is pulled back from the front boundary by about 2.3m and 5.0m respectively. 
This arrangement is supported. It is also compatible with the partial retention of the existing 
building. 

Consideration should be given to retaining the front section of the existing building. Despite its lack 
of heritage status, it is characterful and well-scaled, creating an opportunity to integrate with the 
neighbourhood. The side setbacks, together with the western neighbour’s setback from the street, 
enable the existing building to be appreciated in the round. 

 
Figure 2: Scale, character and 3D visibility of existing building 
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In the event of a 6-storey development being approved, it is recommended that, as a minimum, the 
two-storey upper form be set back from the front boundary.  
 
Interfaces with Adjoining Properties 

Despite the proposed setbacks, the proposal would clearly present as a six storey building when 
viewed from residential properties to the north and west. From these properties, each of the three 
step-backs would generally be visible, as would the full height of the top storey. 

The proposal casts additional shadow across private open space of residences to the west until 
about 11am at the equinox. Although not highlighted on p31 of the Design Report, this impact 
includes the communal open space between units 1 and 4 at #208.  

The reduction in height recommended above would reduce the building’s visual impact on its 
residential neighbours, and the simplification recommended below should be configured so as to 
further reduce this impact as well as to avoid additional overshadowing of the private and 
communal spaces adjoining Unit 1/2008 Alexandra Pde East. 

The recess which bisects the north elevation at Levels 1 to 3 helps to break down the mass 
presenting to the northern neighbours. This articulation would be more effective if the two halves 
were more strongly differentiated from each other in their massing, materials and design details.  
 
Street Interface 

I support the placement of a communal (cowork) space occupying much of the ground floor 
frontage. This activates the street while providing a buffer to more private spaces and helping to 
build community. It would be better still to add individual entries to ground level dwellings directly 
from the street, providing finer grain activation. 

The garden at the southwest corner of the site could provide useful screening to Apartment G01 
and a positive interface with the neighbouring dwelling. However, these outcomes would be more 
effectively achieved if the basement were pulled back from this corner, facilitating plant (and tree) 
growth.  

The garage door should be shown on the ground floor plan. 
 
Building Design and Finishes 

The front of the building presents a well-composed arrangement of forms. Towards the northwest 
corner of the site however, there are multiple steps from both the north and west sides of the 
proposed build form, which would present poorly. The setbacks at Level 4 are well integrated into 
the overall design of the building, but the same cannot be said of the setbacks at Levels 2 and 3. It 
is recommended that, in conjunction with the height reduction recommended above, the multiple 
steps in the building’s form be revised to achieve a more coherent and compelling composition, 
while ensuring that this does not exacerbate the development’s impact on its neighbours. 

It is recommended that the setback of Bed 2 of Unit 4.01 be increased relative to Level 5 above, to 
more effectively achieve the effect of Level 5 “floating” above the rest of the building. 

The drawings and finishes schedule should include re-used existing bricks, consistent with the 
Design Report (page 7). Other than this, and the above recommendation to differentiate the two 
halves at the rear of the building, the proposed colours and materials are supported. 
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The freeway creates the risk of buildings being sealed closed to minimise noise, resulting in a lack 
of activation, animation and natural ventilation. The proposed wintergardens are supported as a 
way of minimising this problem. 

 

 

 

The above advice is limited to urban design issues, and does not address ESD, amenity or 
heritage, for example. 
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MEMO
 

To: Patrick Sutton 

From: Artemis Bacani 

Date: 2 January 2018  

Subject: Application No: 
Description: 
Site Address: 
 

PLN17/0693 
Multi-Storey Residential Development 
210 Alexandra Parade East, Clifton Hill 

   
I refer to the above Planning Application received on 27 November 2017 and the accompanying 
Traffic Engineering Assessment prepared by Traffix Group in relation to the proposed development 
at 210 Alexandra Parade East, Clifton Hill. 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 4 1 space per dwelling 4 4 

Two-bedroom dwelling 6 1 space per dwelling 6 6 

Three-bedroom dwelling 16 2 spaces per dwelling 32 32 

Residential visitors 26 dwellings 1 space per 5 dwellings 5 0 

Total 47 Spaces 42 Spaces 

 
The development would have a parking shortfall of five 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.  
 
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 Residential Visitors.  

Peak parking for residential visitors generally occurs on weekday evenings and at weekends.  
The applicant proposes to accommodate all residential visitor parking off-site, since the site 
will be containing mostly 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 
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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 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 within walking distance of bus services operating along Hoddle Street. The site is 
also within walking distance of the Clifton Hill railway station. 
 

- Multi-Purpose Trips within the Area.  
Visitors to the site might combine their visit by engaging in other activities or business whilst in 
the area.  
 

- Convenience of Pedestrian and Cyclist Access. 
The site is within walking distance of shops, businesses, essential facilities and public 
transport services. The site also has very good connectivity to the Principal Bicycle Network. 
 

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.  

Traffix Group had conducted spot parking occupancy surveys of the surrounding area on 
Thursday 18 May 2017 and Saturday 20 May 2017 at 12:00pm, 7:00pm, and 8:00pm. The 
survey area encompassed entire length of Alexandra Parade East, Rutland Street and Groom 
Street (Alexandra Parade East to Noone Street). The times and extent of the survey are 
considered appropriate. A parking inventory of 100 publicly available parking spaces was 
identified. The results indicate that peak parking occupancy was observed at 8:00pm on both 
the Thursday and Saturday, with no fewer than seven and 11 spaces vacant respectively 
within the study area. The data suggests that any short-stay parking overflow from the site 
could be accommodated on-street. 
 

- Access to or Provision of Alternative Transport Modes.  
The site has very good access to public transport and the on-road bicycle network. Car share 
pods are located within walking distance of the site and provide an alternative option of 
transport for residents and visitors. A GoGet car share pod is located in Groom Street, south of 
Roseneath Street, approximately 180 metres south-west of the site. 
 

- 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 
transport alternatives and the reduced provision of on-site car parking would potentially 
discourage private motor vehicle ownership and use. 
 

- Other Relevant Considerations.  
All occupants of the new dwellings will be ineligible to apply for on-street resident and visitor 
parking permits. 

 
Adequacy of Car Parking 
From a traffic engineering perspective, the waiver of parking is considered appropriate in the 
context of the development and the surrounding area. The short-stay parking overflow from the site 
should not adversely impact on existing parking conditions in the surrounding area. 
 
Engineering Services has no objection to the reduction in the car parking requirement for this site. 
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TRAFFIC GENERATION 
The traffic generation for the site adopted by Traffix Group is as follows: 
 

Proposed Use Adopted Traffic Generation Rate 
Daily 

Traffic 

Peak Hour 

AM PM 

Residential Dwellings 5.0 trips per dwelling per day (26 dwellings) 
Peak hour volume is 10% of daily volume 

130 13 13 

 
The volume of traffic generated by the development in the peak hours is not unduly high and could 
be accommodated on the local road network without adversely impacting on its operation. 
 
 
DEVELOPMENT LAYOUT DESIGN 
Layout Design Assessment 

Item Assessment 

Access Arrangements 

Development Entrance via Alexandra 
Parade East 

The width of the development’s entrance is 3.6 metres wide which satisfies 
Design standard 1 – Accessways of Clause 52.06-9. 

Provision of a Passing Area A passing area is not provided given that the accessway is less than 50 metres 
long.  Vehicle movements into and out of the site will be managed by a stop-go 
signalling system. 

Headroom Clearance The headroom clearance of the entrance has not been dimensioned. 

Visibility The visibility triangle is provided on the western side of the accessway. Since a 
visibility triangle cannot be achieved on the eastern side of the accessway, a 
convex mirror will be provided on the west side of the accessway to improve 
pedestrian visibility. 

Ramped Accessway Width The ramped accessway has a carriageway width of 3.0 metres and additional 
300 mm wide kerbs on either side. This satisfies the Australian/New Zealand 
Standard AS/NZS 2890.1:2004. 

Car Parking Modules and Mechanical Parking 

At-grade Car Spaces The 2.7 metre by 4.9 metre at-grade car spaces satisfies Design standard 2 – 
Car parking spaces.  

Clearance to Walls A minimum clearance of 300 mm has been provided for car spaces adjacent to 
walls. 

Car Stacker Device The development would be accommodating the Nussbaum Uniparker N5303 
shuffle type stacker. This model has a minimum platform width of 2.6 metres. 

Vehicle Clearance Height The stacker model selected by the applicant has a vehicle clearance height of 
1.8 metres for at least 25 per cent of platforms to satisfy Design standard 4: 
Mechanical parking. 

Aisle Width The aisle width within the basement car park level satisfies Design standard 2. 

 

 

 

Car Parking Modules and Mechanical Parking 
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Floor to Ceiling Height  A minimum floor to ceiling height of 3.85 metres has been provided within the 
basement car park level. The largest model type has a height envelope of 3.75 
metres. The development’s floor to ceiling height can accommodate this 
device. 

Blind Aisle Extensions The blind aisle extensions of 1.0 metre satisfy AS/NZS 2890.1:2004. 

Gradients 

Ramp Grade for First 5.0 metres 
inside Property – Precinct 4.1 

The ramp grade for the first 5.0 metres inside the building line is 1 in 10 which 
satisfies Design standard 3: Gradients. 

Ramp Grades and Changes of 
Grades 

The ramp grades and the changes of grade for the ramped accessway also 
satisfy Design standard 3. 

Curved Ramp Swept path diagram not provided. 

Waste Management 

Access into Site for Refuse Collection 
Vehicle 

The swept path diagrams for a refuse collection vehicle entering and exiting 
the site are considered satisfactory. 

 
Design Items to be Addressed 

Item Details 

Headroom Clearance – Development 
Entrance 

The headroom clearance at the entrance is to be dimensioned on the 
drawings. 

Ground Clearance Check – Internal 
Ramps 

The applicant is to provide ground clearance checks along the inside radii of 
the curved ramps using the B99 design vehicle. The ground clearance checks 
must provide the ramp grades and lengths of each ramp grade section. 

 
 
ENGINEERING CONDITIONS 
Civil Works 

Upon the completion of all building works and connections for underground utility services, 
the footpath immediately outside the property’s Alexandra Parade East 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. 

The existing vehicle crossing is to be demolished and reconstructed to Council’s 
satisfaction and at the Permit Holder’s cost. The new vehicle crossing must satisfy the 
ground clearance check for a B99 design vehicle. 

The edge of the vehicle crossing’s splay is to have a minimum lateral clearance of 1.0 
metre from the edge of any power/light poles. 

The half-width road pavement of Alexandra Parade East (from north kerb to centre line) 
from the western limit and eastern limit of the development stripped and re-sheeted to 
Council’s satisfaction.  The costs associated with these road works shall be borne by the 
developer. 

 

 

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 
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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. 
 
Protection of Basement 
The Permit Holder/developer is responsible for the management and protection of their building 
from groundwater. 
 
The developer needs to ensure that the basement car park 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. 
 
 
 
 
 
ADDITIONAL COMMENTS PROVIDED BY CONSTRUCTION MANAGEMENT 
General Comments 
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All road pavement reinstatements must be consolidated as single full-width area of 
reinstatement to reduce further construction joints in the pavement. 
 

All redundant pits/services to be removed and reinstated to Council’s satisfaction. 
 
 
Construction Difficulty Notes 
Power lines along the north side of Alexandra Parade East will impact on any potential 

crane lifting works. It is recommended that a section of the power line is brought 
underground to facilitate any future crane lifting during the construction works. 

 
 
Regards 
 
 
 
 
Artemis Bacani 
Civil Roads Engineer 
Engineering Services Unit 
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MEMO
 

To: John Theodosakis 

From: Artemis Bacani 

Date: 11 July 2018  

Subject: Application No: 
Description: 
Site Address: 
 

PLN17/0693 
Amendment to Basement Level 
210 Alexandra Parade East, Clifton Hill 

   
I refer to the above Planning Application received on 9 July 2018 in relation to the proposed 
development at 210 Alexandra Parade East, Clifton Hill. Council’s Civil Engineering unit provides 
the following information: 
 
 
DEVELOPMENT LAYOUT DESIGN 
Amended Proposal 

Item Assessment 

Car Parking Modules and Mechanical Parking 

At-grade Car Spaces The 2.7 metre by 4.9 metre at-grade car spaces satisfies Design standard 2 – 
Car parking spaces.  

Clearance to Walls A minimum clearance of 420 mm has been provided for car spaces adjacent to 
walls. 

On-Grade Car Stacker Device The applicant has not provided the car stacker specification or model. 

 

Design Items to be Addressed 

Item Details 

On-Grade Car Stacker Device The car stacker specification/model must be submitted to the Civil Engineering 
unit for assessment and approval. 

 
N.B. - The Engineering Conditions and Non-Planning Advice as per our engineering referral 
comments of 2 January 2018 are relevant and pertinent to this development application. 
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