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MEMO
 

To: Sarah Thomas 

From: Mark Pisani 

Date: 12 April 2018  

Subject: Application No: 
Description: 
Site Address: 
 

PLN17/1143 
Major Development 
10 and 20 River Boulevard, Richmond 

   
I refer to the above Planning Application received on 28 February 2018 and the accompanying 
Transport Impact Assessment report prepared by GTA Consultants in relation to the proposed 
development at 10 and 20 River Boulevard, Richmond. Council’s Engineering Services unit 
provides the following information: 
 
 
CAR PARKING PROVISION 
Proposed Development 
Under the provisions of the Comprehensive Development Zone – Schedule 1 and Clause 52.06-5 
of the Yarra Planning Scheme (where applicable), the development’s parking requirements are as 
follows: 

Proposed Use Quantity/ 
Size Statutory Parking Rate No. of Spaces 

Required 
No. of Spaces 

Allocated 

Residential 426 dwellings 1.5 spaces per dwelling 639 320 

Office 3,924 m2 2.5 spaces per 100 m2 98 78 

Shop 3,369 m2 4.5 spaces per 100 m2 151 95 

Food and Drink 858 m2/285 seats 0.3 spaces per seat 85 

Restricted Retail 5,520 m2 2.0 spaces per 100 m2 110 84 

Childcare Centre 100 children 0.22 spaces to each child 22 11 

Medical Centre 8 practitioners 5 spaces to the first person 
providing health services  

plus 3 spaces to every other 
person providing health services 

26 26 

Total 1,131 Spaces 
614 Spaces 

plus 161 leased 
spaces* 

 
 
 
 
* The 161 leased spaces are for use by the existing office at 680 Victoria Street. 
 
  

Rates adopted from Clause 52.06-5 
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Car Parking Demand Assessment 
In reducing the number of parking spaces required for the proposed development, Clause 18 – Car 
parking control states that the Responsible Authority must consider the following: 
 
- The likely Demand for Car Parking Spaces – Residential Dwellings.  GTA Consultants have 

sourced ABS census data for car ownership for flat type dwellings in Yarra for the years 2006, 
2011 and 2016 and has also quoted statutory parking rates from Schedule 1 to the Priority 
Development Zone PDZ1 (Flockhart Street) and Schedule 3 to the Comprehensive 
Development Zone CDZ3 (2 Gough Street, Cremorne). To provide an overall parking demand 
rate for one-, two- and three-bedroom dwellings, GTA Consultants have adopted a rate of 0.75 
spaces per dwelling, recognising that a proportion of dwellings would not own or use a motor 
vehicle. Providing a lesser rate than the statutory 1.5 spaces per dwelling would potentially 
provide modal shift towards using more sustainable forms of transport. We consider the 
adoption of 0.75 spaces per dwelling to be appropriate, especially since residents are within 
walking distance of shops, supermarkets, businesses, essential facilities, places of 
employment and public transport. 

- Parking Demand associated with Residential Visitors. Although Clause 18 of Schedule 1 to the 
Comprehensive Development Zone does not specifically mention residential visitors, the 
development would generate a residential visitor parking demand. Peak parking for residential 
visitors generally occurs on weekday evenings and at weekends. Applying an established 
empirical peak residential parking rate of 0.12 spaces per dwelling for the 426 dwellings would 
result in a parking demand of 51 spaces. During normal business hours, the visitor parking 
rate would be much less than the 0.12 spaces per dwelling. Daytime visitor parking would be 
around 0.07 spaces per dwelling, which would result in 29 to 30 spaces. GTA have adopted a 
peak visitor rate of 0.04 spaces per dwelling based on surveys undertaken of residential 
developments in various inner city locations (details unknown). Although the GTA visitor 
parking rate seems low, it is agreed that the visitor parking would be accommodated within the 
expanse of the Victoria Gardens Shopping Centre. Multi-purpose trips would likely be made by 
residential visitors. 

- Parking Demand for Office Use. Parking associated with office type developments is generally 
long-stay parking for employees and short term parking (say up to two hours’ duration) for 
customers and clients. The development would be providing on-site office parking at a rate of 
1.99 spaces per 100 square metres (78 spaces for 3,924 square metres of office floor space). 
Throughout the municipality, a number of developments have been approved with reduced 
office rates, as shown in the following table: 

Development Site Approved Office Parking Rate 

Cremorne 

9-11 Cremorne Street 
PLN16/0171 (Amended) issued 13 June 2017

0.85 spaces per 100 m2 

(20 on-site spaces; 2,329 m2) 

Collingwood 

71-93 Gipps Street 
PLN16/1150 issued 30 August 2017 

0.96 spaces per 100 m2 

(86 on-site spaces; 8,923 m2) 

2-16 Northumberland Street 
PLN16/1150 issued 14 June 2017 

0.89 spaces per 100 m2 

(135 on-site spaces; 15,300 m2) 
 

An office parking rate of 1.99 spaces per 100 square metres of floor area is considered 
appropriate. 

  



Agenda Page 60 

Attachment 4 - Engineering comments 

Yarra City Council – Internal Development Approvals Committee Agenda – Wednesday 30 May 2018 

- Car Parking Demand for Shop and Food and Drink Uses.  To determine the likely parking 
demand for the sop and food and drink uses of the site, GTA Consultants had conducted a car 
parking demand survey of the Victoria Gardens Shopping Centre on Saturday 14 October 
2017 from 9:00am to 7:00pm. An inventory of 2,340 spaces was identified. The survey 
recorded the peak parking occupancy occurring at 3:00pm (at 62%). The peak car parking 
demand had equated to a rate of 3.0 spaces per 100 square metres of floor area. Applying this 
rate to the two uses would result in a car parking demand of 127 spaces. GTA have also 
indicated that surveys of the car park throughout the year recorded weekday parking demands 
were around 75% of peak weekend parking demands. We agree that a weekday parking 
demand of 95 spaces could be accommodated. 

- Car Parking Demand for Restricted Retail Use.  GTA Consultants have adopted the rate of 2.0 
spaces per 100 square metres as an appropriate car parking demand rate for the restricted 
retail premises. 

- Parking Demand for Childcare Centre. It is agreed that the rate of 0.22 spaces per child is 
high. Council has approved childcare centres with rates lower than the statutory parking rate. 
One such site was at 556 Swan Street, Richmond (PLN15/0302 issued on 22 March 2016), 
was approved with an on-site car parking rate of 0.134 spaces per child. Applying this rate 
would yield 13 spaces. Providing 11 on-site spaces to the proposed childcare centre is 
considered appropriate. 

- Parking Demand for Medical Centre. The proposed on-site parking provision for the medical 
centre matches the statutory parking rate and is therefore satisfactory. 

 
Adequacy of Car Parking 
From a traffic engineering perspective, the on-site car parking provision of the site is considered 
appropriate in the context of the development and the surrounding area. Any possible parking 
overflow from the subject development could be absorbed within the broader Victoria Gardens 
Shopping Centre car park.  
 
Council’s Civil Engineering unit has no objection to the reduction in the car parking requirement for 
this site. 
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TRAFFIC GENERATION 
Trip Generation 
The traffic generation for the site adopted by GTA Consultants is as follows: 
 

Proposed Use Adopted Traffic Generation Rate 
Weekday 

Peak Hour 
Saturday 

Peak Hour 
AM PM Midday 

Residential 
(320 on-site spaces) 

0.16 trips per on-site space in each weekday peak hour 
0.10 trips per on-site space in each Saturday peak hour 

51 51 32 

Office 
(78 on-site spaces) 

0.50 trips per on-site space in each weekday peak hour 39 39 0 

Retail, Restricted Retail 
Food & Drink 
(49,000 m2) 

0.67 trips per 100 m2 of floor area in weekday AM peak  
2.30 trips per 100m2 of floor area in weekday PM peak  
3.71 trips per 100 m2 of floor area in Saturday peak 

26 49 144 

Childcare Centre 
(22 children) 

0.425 trips per child in each weekday peak hour 43 43 0 

Medical Centre 
(8 practitioners) 

2.35 trips per practitioner in each weekday AM peak hour 
2.90 trips per practitioner in each weekday PM peak hour 
2.90 trips per practitioner in each Saturday peak 

19 23 23 

Total 178 245 199 

 
 
Other Nearby Development 
In assessing the traffic impact of the subject site, GTA have also provided trip generation data for 
three major nearby developments: 607-627 Victoria Street, 647-649 Victoria Street and 25-35 
River Boulevard.  
 
Traffic Distribution 
The traffic distribution assumptions made by GTA for the various uses of the development traffic 
are considered reasonable for the traffic analysis of the site. 
 
Traffic Impact of Subject Site 
The traffic generated by the subject site and the three large recently approved sites would impact 
the intersection of Victoria Street and River Boulevard-Acacia Place. The traffic impact of the 
Victoria Street/River Boulevard-Acacia Place intersection was assessed using the SIDRA program, 
which measures intersection performance. SIDRA modelling works well under free flowing traffic 
conditions and may have limitations, such as queuing of downstream traffic.  
 
The results of the post-development modelling suggest that the intersection would continue to 
operate satisfactorily when the subject site and the three nearby developments are operational. 
However, very little mention was made on the impact of the Victoria Street/Burnley Street 
intersection. It may be helpful if the intersection of Victoria Street and Burnley Street be assessed 
in conjunction with the Victoria Street/River Boulevard Acacia Place intersection.  
 
In the AM peak hour, do stationary traffic queues along Victoria Street (westbound traffic) extend 
beyond the Victoria Street/River Boulevard-Acacia Place intersection? 
 
The traffic impacts surrounding the site need to be detailed and discussed further, rather than look 
at one intersection in isolation. 
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DEVELOPMENT LAYOUT DESIGN 
Layout Design Assessment 
Rothe Lowman Drawing Nos. TP00.02, TP01.00, TP01.01 Rev A dated 4 December 2017 
   TP01.02, TP01.03, TP01.04 Rev B dated 17 January 2018 

Item Assessment 

Access Arrangements 

Development Entrance –  
Vickers Drive Access 

The proposed 9.65 metre wide entrance satisfies the Australian/New Zealand 
Standard AS/NZS 2890.1:2004. 

Development Entrance –  
River Boulevard Access 

The proposed 9.63 metre wide entrance satisfies AS/NZS 2890.1:2004. 

Visibility – 
Vickers Drive Access 

A pedestrian sight triangle has not been provided for the exit lane of the 
entrance onto Vickers Drive. 

Visibility – 
River Boulevard Access 

A pedestrian sight triangle has not been superimposed on the north side of the 
entrance. 

Headroom Clearance Not dimensioned on the drawings. 

Internal Ramped Accessways Ramped accessways have widths of 6.4 to 6.9 metres and also satisfy AS/NZS 
2890.1:2004. 

Car Parking Modules 

At-grade Parking Spaces The dimensions of the regular at-grade parking spaces (2.6 metres by 4.9 
metres) satisfy Design standard 2: Car parking spaces of Clause 52.06-9. 

Accessible Parking Space With the exception of the lengths (which satisfy Design standard 2), the 
accessible parking spaces ad associated shared areas satisfy the 
Australian/New Zealand Standard AS/NZS 2890.6:2009. 

Parallel Parking Spaces The dimensions of the parallel parking spaces (6.7 metres by 2.3 metres) 
satisfy Design standard 2. 

Aisles The aisle widths range from 5.6 metres to 8.0 metres and satisfy Table 2: 
Minimum dimensions of car parking spaces and accessways of Clause 52.06-
9. 

Column Depths and Setbacks Not dimensioned on the drawings. Columns do not appear to have been 
provided for the car parking levels for the north building. 

Clearances to Walls Not dimensioned on the drawings. 

Bind Aisle Extensions Not dimensioned on the drawings. 

Gradients 

Ramp Grade for First 5.0 metres 
inside Property –  
Vickers Drive and River Boulevard  

The ramps grades for the first 5.0 metres inside the entrances are horizontal 
and satisfy Design standard 3: Gradients. 

Ramp Grades and Changes of Grade The ramp grades and changes of grade satisfy Table 3 Ramp Gradients of 
Clause 52.06-9. The lengths of the ramp grades for the internal ramps in the 
north building have not been dimensioned. 
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Item Assessment 

Loading and Truck Movements 

Loading Docks Areas set aside for loading are located in both the north and south buildings. 
Swept path diagrams for the 8.8 metre and 12.5 metre long services vehicles 
entering and exiting the loading areas are considered satisfactory. 

Waste Collection Vehicle The swept path diagrams for the 6.34 metre long waste collection vehicle 
entering, circulating and exiting the south building via River Boulevard are 
considered satisfactory. Swept path diagrams for the waste collection vehicle 
servicing the north building via Vickers Drive are also satisfactory. 

Loading Area –  
South West Corner of Site 

A check of the Upper Ground plan indicates that there is a loading area located 
at the south west corner of the south building. Details are very scant and it is 
unknown how vehicles would access this facility. If it is proposed to have 
vehicular access to the loading area, this would cause potential safety 
concerns for pedestrians. 

Other Items 

Vehicle Turning Movements –  
Vickers Drive Access 

The swept path movements for a B99 design vehicle ad an oncoming B85 
design vehicle into the entrance of the north building via Vickers Drive are 
considered satisfactory. 

Vehicle Circulation within Basement 
Levels 1 and 2 –  
North Building 

The swept path movements for a B99 design vehicle ad an oncoming B85 
design vehicle with the aisles of basement levels 1 and 2 of the north building 
are considered satisfactory.  

Indented Loading Bay –  
West Side of River Boulevard 

The use of the indented bay on the west side of River Boulevard is considered 
inappropriate. This bay should be used for short-stay parking or drop-off. 

Indented Taxi Rank –  
West Side of River Boulevard 

The location of the indented taxi rank is inappropriate having regard to the 
proximity of the left turn slip lane. Should be relocated to an alternative position 
where pedestrians are likely to congregate. 

Height Clearance –  
Above Vickers Drive 

To be clearly dimensioned on the drawings, from the surface of the 
carriageway to the underside the building spanning across Vickers Drive. The 
height clearance shall be no less than 4.8 metres. 
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Design Items to be Addressed 

Item Details 

Visibility –  
Vickers Drive Entrance 

A pedestrian sight triangle should be provided at the exit lane of the entrance. 
If a sight triangle cannot be provided, a CCTV monitor should be installed to 
view pedestrians walking along the Vickers Drive footpath. 

Visibility –  
River Boulevard Entrance 

A pedestrian sight triangle should be superimposed/provided at the exit lane of 
the entrance. If a sight triangle cannot be provided, a CCTV monitor should be 
installed to view pedestrians walking along the River Boulevard footpath. 

Headroom Clearances To be dimensioned on the drawings. 

Column Depths and Setbacks To be dimensioned on the drawings. 

Clearances to Walls To be dimensioned on the drawings. 

Blind Aisle Extensions To be dimensioned on the drawings. 

Ramp grade Lengths –  
North Building 

The ramp grade lengths for the internal ramped accessways are to be 
dimensioned on the drawings. 

 
 
 
ROAD SAFETY AUDIT  
Before a Planning Permit is issued for the site, it is recommended that a Road Safety Audit of the 
development, especially in relation to the loading dock and their interface with footpaths, at the 
design phase be undertaken by an independent accredited Road Safety Auditor.  
 
The loading docks and vehicular entrances present potential conflict issues with pedestrians, 
bicycles and other vulnerable road users. The road safety aspects of these design elements must 
be examined and assessed. Recommendations from the Road Safety Audit should be considered 
before any revisions to the design are made. 
 
The Road safety Audit must be completely independent of the application’s traffic impact 
assessment and should be undertaken in accordance with the guidelines set out in Austroads 
Guide to Road Safety Part 6: Road Safety Audits.  
 
 
 
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. 
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ENGINEERING CONDITIONS 
Civil Works 
Upon the completion of all building works and connections for underground utility services,  

The kerb and channel along the property’s River Boulevard, Vickers Drive and Victoria 
Street road frontages must be reconstructed to Council’s satisfaction and at the Permit 
Holder’s cost. 

The footpath along the property’s River Boulevard, Vickers Drive and Victoria Street road 
frontages must be reconstructed to Council’s satisfaction and at the Permit Holder’s cost. 
The footpath must have a cross-fall of 1 in 40 or unless otherwise specified by Council. 

The vehicle crossings servicing the development’s entrances on the north side of Vickers 
Drive and the west side of River Boulevard must be constructed to Council’s satisfaction. 
Materials to be used must comply with Council’s Infrastructure Road Materials Policy. The 
vehicle crossings must satisfy the vehicle ground clearance requirements for the B99 
design vehicle. 

The northbound carriageway of River Boulevard, from the south end to the intersection with 
Victoria Street must be profiled (grind the top layer of asphalt, up to a depth of 50 mm) and 
re-sheeted to Council’s satisfaction and at the Permit Holder’s cost. 

All redundant vehicle crossings within and surrounding the site must be demolished and 
reinstated with paving, kerb and channel to Council’s satisfaction and at the Permit Holder’s 
cost. 

Before the buildings are occupied, or by such later date as approved in writing by the 
Responsible Authority, external public lighting capable of illuminating footpaths, pedestrian 
walkways and dwelling entrances must be provided. Lighting must be:  

 
o located; 

o directed; 

o shielded; and  

o of limited intensity, 
 

   to the satisfaction of the Responsible Authority by way of a Public Lighting Plan. 
 
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. 
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Removal, Adjustment, Changing or Relocation of Parking Restriction Signs 
No parking restriction signs or line-marked on-street parking bays are to be removed, 

adjusted, changed or relocated without approval or authorisation from Council’s Parking 
Management unit and Construction Management branch. 

Any on-street parking reinstated as a result of development works must be approved by 
Council’s Parking Management unit.  

The removal of any kerbside parking sensors and any reinstatement of parking sensors will 
require the Permit Holder to pay Council the cost of each parking sensor taken out from the 
kerb/footpath/roadway. Any costs associated with the reinstatement of road infrastructure 
due to the removal of the parking sensors must also be borne by the Permit Holder. 
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NON-PLANNING ADVICE FOR THE APPLICANT 

Item Details 

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. 

Discharge of Water from 
Development 

 Only roof runoff, surface water and clean groundwater seepage from 
above the water table can be discharged into Council drains.  

 Contaminated ground water seepage into basements from above the 
water table must be discharged to the sewer system through a trade 
waste agreement with the relevant authority or in accordance with EPA 
guidelines. 

 Contaminated groundwater from below the water table must be 
discharged to the sewer system through a trade waste agreement from 
the relevant sewer authority. 

 Council will not permit clean groundwater from below the groundwater 
table to be discharged into Council’s drainage system. Basements that 
extend into the groundwater table must be waterproofed/tanked. 

Road Reinstatements All road pavement reinstatements must be consolidated as single full-width 
areas of reinstatement to reduce further construction joints in the pavement. 

Redundant Pits and Services Redundant pits/services to be removed and Council assets to be reinstated. 

Details on Drawings Additional dimensions to be provided on the drawings for widths of all 
footpaths, nature strips, roadway sections and vehicle crossings. Further 
assessment and comments to be provided following the receipt of these 
dimensioned plans. 

Service Easement Applicant to liaise with relevant authorities regarding proposed basement 
connection between 600 Victoria Street and 10 River Boulevard. There is 
currently a service easement that intersects with the alignment of this 
proposed underground connection. Consent from authorities may be required. 

Section 173 Agreement A Section 173 Agreement is to be drafted to ensure that publically trafficable 
footpaths and roadways are maintained and kept clear of obstructions. This is 
particularly important along the River Boulevard frontage where pedestrians 
are redirected within the title boundary.  

Irrigation Assets Irrigation assets surrounding the site to be identified prior to works 
commencing. Open space to provide comment as to whether they are to be 
retained or relayed at the cost of the applicant. 

Proving of Underground Services  The proving of underground services is to be conducted prior to works 
commencing on-site to ensure that all services surrounding the site have been 
identified. Permission from the relevant service authorities must be obtained if 
works will impact the service authorities’ assets.  

 
 
 
 

Item Details 
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Detailed Engineering Design The developer must prepare and submit detailed design drawings of all road 
infrastructure works and drainage works associated with this development for 
assessment and approval. 

Footpath Materials Proposed footpath pavers along the west side of River Boulevard and the 
south side of Victoria Street should be as per Council Standard Drawing 
YSD416 Swan Bluestone Paving for Footpath. 

Existing Stormwater Pits Existing stormwater pits close to the proposed vehicle crossings on Vickers 
Drive are to be shown on submitted plans. Stormwater pits may require to be 
relocated, at the cost of the applicant, subject to the assessment and approval 
of the developments civil design by Council’s Civil Engineering unit. 
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Planning Referral

 
To: Sarah Thomas 

From: Julian Wearne 

Date: 26/03/2018 

Subject: Strategic Transport Comments 

Application No: PLN17/1143 

Description: 13 storey building (plus basement levels) containing dwellings shops, food and drinks 
premises (cafes), medical centre, childcare centre and restricted retail premises (noting 
a permit is not required for these uses). 

Site Address 10-20 River Boulevard, Richmond 

 
I refer to the above Planning Application referred on 01/03/2018, and the accompanying Traffic 
report prepared by GTA Consultants in relation to the proposed development at 10-20 River 
Boulevard, Richmond. Council’s Strategic Transport unit provides the following information: 

Plan consistency 
It is noted there are a number of inconsistencies between the proposed development plans 
and the landscape plans (which include a Movement & Circulation plan). All 
inconsistencies, including (but not limited to) the following should be addressed: 
 
 Bicycle parking locations; 
 Pedestrian crossings and footpaths; and 
 Loading bay locations 

 
Access and safety 
The following safety and access concerns should be addressed: 
 
Taxi rank location and on-road bike lane (River Boulevard) 
The development plans show a taxi-rank between two existing trees on the western side of River 
Boulevard. This taxi rank location is directly adjacent the existing left-turning slip lane. This slip 
lane abuts an on-street painted bike lane, which is not shown on the plan.  
 
Additional information is required as to whether the existing bike lane is proposed to be retained. 
Removal of the lane is unlikely to be supported without sufficient justification.  
 
Assuming the bike lane is to be retained, taxi’s using the rank are likely to cause conflict with 
cyclists and the operations of the slip lane. Taxi’s will need to cross the slip and bike lanes once to 
enter the bay, then again if they are turning right.  
 
If a taxi rank is required on River Boulevard, this should be located adjacent the southern building. 
 
Loading bay & ‘kiss and drive’ bay pedestrian and cyclist conflict (River Boulevard) 
The ground-floor development plans show an indented loading bay on River Boulevard adjacent 
the southern building. This also appears to serve as a short-term parking bay for ‘kiss and drive’ 
drop-offs. The location of the loading bay is not supported given River Boulevard is shown as a 
major pedestrian cyclist circulation point, and trucks should be discouraged from using this part of 
the development.  
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Further, 94 bicycle storage locations are shown near this bay, with cyclists urged to travel south to 
access River Boulevard via the building entrance. It would be preferred if cyclists had a direct line 
to River Boulevard from the building entrance. This could be accompanied by shifting the indented 
bays, having multiple smaller indented bays.  
 
On-street visitor bicycle parking (River Boulevard) 
The existing layout of on-street visitor bike parking rails is likely to reduce pedestrian permeability 
due to the bays being located in large “blocks”. It would be preferred if bays were spread apart in 
smaller groups along the River Boulevard frontage. 
 
Footpath continuity and Vickers Drive pedestrian vehicle conflict (Western Elevation) 
A small section of the footpath adjacent the western elevation of the southern building, is shown as 
ending at a garden-bed; before the footpath begins again on the northern face of the building. This 
appears to have been placed to discourage pedestrian movements along the Vickers Drive 
footpaths, which feature vehicle and loading bay crossovers. 
 
Whilst minimising conflict between pedestrians is essential, given these footpaths are the most 
direct route to the existing shopping centre entrance; it appears more than likely many pedestrians 
would continue to use Vickers Drive to access the centre. Rather than attempt to deter pedestrians 
by removing a section of the footpath, a continuous footpath should be provided; and the 
crossovers along Vickers Drive should be treated to reduce the likelihood of conflict between 
pedestrians and vehicles.  
 
Loading bay and pedestrian conflict (south west corner) 
A ‘loading’ area is shown in the south-west corner of the southern building at the upper-ground-
floor level on the development plans. The loading area is not shown on the Movement and 
Circulation page of the Landscape plans; however pedestrians are shown to circulate directly past 
this location.  
 
Additional information regarding the nature of this loading bay is required. If loading via vans or 
trucks is proposed, there is a high likelihood of conflict with pedestrians. This is especially 
problematic given the childcare centre is located to the south of the loading bay, and a significant 
portion of pedestrians using this path are likely to be children.  
 
Bicycle Parking Provision 
Statutory Requirement 
Under the provisions of Clause 52.34-3 of the Yarra Planning Scheme, the development’s bicycle 
parking requirements are as follows: 

Proposed 
Use 

Quantity/ 
Size Statutory Parking Rate No. of Spaces 

Required 
No. of Spaces 

Allocated 

Dwellings 426 dwellings In developments of four or more 
storeys, 1 resident space to each 5 

dwellings 

85 resident 
spaces 

 

In developments of four or more 
storeys, 1 visitor space to each 10 

dwellings 

43 visitor 
spaces. 

Medical 
centre 

8 practitioners 1 employee space to each 8 
practitioners 

1 employee 
spaces 

 

1 visitor space to each 4 
practitioners 

2 visitor spaces. 

Office (other 
than 

3925 sqm 1 employee space to each 300 sqm 
of net floor area if the net floor area 

exceeds 1000 sqm 

13 employee 
spaces 
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specified in 
the table) 

1visitor space to each 1000 sqm of 
net floor area if the net floor area 

exceeds 1000 sqm 

4 visitor spaces. 

Retail 
premises1 
(other than 
specified in 
this table) 

859 sqm 1 employee space to each 300 sqm 
of leasable floor area 

3 employee 
spaces 

 

1visitor space  to each 500 sqm of 
leasable floor area 

2 visitor spaces. 

Shop2 8884 sqm 1 employee space to each 600 sqm 
of leasable floor area if the leasable 

floor area exceeds 1000 sqm 

15 employee 
spaces 

 

1 visitor space to each 500 sqm of 
leasable floor area if the leasable 

floor area exceeds 1000 sqm 

18 visitor 
spaces. 

Bicycle Parking Spaces Total

117 resident / 
employee 

spaces 
278 resident / 

employee spaces 

69 visitor 
spaces 68 visitor spaces 

Showers / Change rooms 1 to the first 5 employee spaces and 1 
to each additional 10 employee spaces

4 showers / 
change rooms 

X showers / 
change rooms 

 
The development provides a total of 161 additional resident/employee spaces over the 
requirements of the planning scheme, but provides 1 less visitor space than required by the 
planning scheme. 
 
Adequacy of visitor spaces 
68 spaces are noted as visitor bicycle parking spaces. The provision of the visitor spaces is 
inadequate for the following reasons: 
 
 68 spaces does not meet the statutory requirement of 69 visitor spaces, nor does it cater for 

Yarra’s current or predicted future cycling demand. At minimum 107 visitor spaces should be 
provided for the following reasons: 
o Best-practice requires a rate of 1 visitor space to each 500sqm of office space3, 

requiring 8 spaces for the office use. 
o Best-practice requires a rate of 0.25 visitor spaces to each dwelling3, requiring 107 

spaces for the 426 dwellings.  
o The statutory rate for the remaining uses equals 22 spaces. 
o Given the mixed use development proposed, it is expected visitors to the site are likely 

to be spread across the day; therefore visitor spaces for the various uses could be 
consolidated to the expected peak demand for the residential use.  

 Visitor bike spaces should be spread across the development to cater for the various uses, 
with the vast majority of spaces located in close proximity to the entrances to the residential 
component.  

 
Adequacy of employee spaces 
Number of spaces 
Whilst the proposal includes a surplus of 161 resident/employee spaces above the requirements of 
the planning scheme, it is noted:  
 
 A reduction of 356 car parking spaces is sought (31% of the statutory requirement); 

                                                 
1 Food and drinks premises 
2 Includes Shops and ‘Restricted Retail’  
3 Category 6 of the Built Environment Sustainability Scorecard (BESS) offers the following best-practice guidance for 
residential visitor bicycle parking rates: “Residential developments should provide 0.25 visitor spaces per dwelling” and 
the following advice for Office uses: “offices should provide 1 visitor space per 500m2 net lettable area”. 
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 the subject site is located in an inner-urban area with already cycling demand, and trends 
indicate demand will continue to increase; and 

 both local and state planning policies include objectives to promote sustainable transport 
modes, including cycling. 

 Given the above, best-practice requires a rate of 1 space to each dwelling4 (426 spaces), 1 
space to each 100sqm of office floor space5 (40 spaces), plus the statutory rate for the other 
uses (19 spaces).  

 It is expected some (approximately 15-30%) of the residential spaces are likely to be vacant 
during normal office hours and therefore some spaces could be consolidated between the 
various uses.  

 Therefore it is recommended a minimum of 426 resident/employee spaces be provided.  
 It would be acceptable if a further reduction in car parking spaces was sought to provide 

additional bicycle parking spaces.  
 At minimum, 6 changeroom / shower facilities should be provided. These should be located 

in facilities expected to be used by employees at the development.  
 
Design and location of employee spaces and facilities 
Employee and resident spaces appear to be generally adequately located and designed for the 
following reasons: 
 
 Employee/resident bicycle parking is provided at Basement 2 and Basement 1 and Ground-

Floor. Due to the steep ramps that provide access to the car park, it is envisioned most 
cyclists would choose to access the spaces via the lift shaft.  

 All spaces appear to be provided within secure facilities, as required under standard 
AS2890.3. 

 All secure facilities are located within reasonable proximity to lifts and other access points. 
 
However, the following information / changes should be included, in revised plans: 
 
 Walkways and storage area dimensions to demonstrate compliance with Australian Standard 

AS2890.3; 
 At least 20% of bicycle spaces within each floor, to each basement provided as horizontal 

rails as per the requirements of AS2890.3. 
 All additional spaces (as required above) located between Basement Levels 2 and Ground 

Floor. 
 

Electric vehicles / share cars / other relevant topics? 
Council’s BESS guidelines encourage the use of fuel efficient and electric vehicles (EV). Provision 
of EV charging points should be included in each basement. Additionally, to ensure the potential 
for future expanded provision for electric vehicle charging all car parking areas should be 
electrically wired to be ‘EV ready’. A minimum 40A single phase electrical sub circuit should be 
installed to these areas for this purpose. 
 
Green Travel Plan 
Given the development has a total non-residential floor area of more than 1,000sqm, pursuant to 
Clause 22.17-4 a Green Travel Plan (GTP) must be provided. The following information should be 
included: 
 

(a) a description of the location in the context of alternative modes of transport; 
(b) employee and resident welcome packs (e.g. provision of Myki/transport ticketing); 

                                                 
4 Category 6 of the BESS offers the following for best-practice guidance for resident bicycle parking rates: 
“As a rule of thumb, at least one bicycle space should be provided per dwelling for residential buildings.”  
5 Category 6 of the Built Environment Sustainability Scorecard (BESS) offers the following best-practice 
guidance for bicycle parking rates: ‘Non-residential buildings should provide spaces for at least 10% of 
building occupants.’ Assuming a floor-space occupancy of 1 staff member to 10sqm (which is the maximum 
rate allowed under the National Construction Code for fire safety), providing bicycle spaces for 10% of 
occupants results in a rate of 1 space per 100sqm of floor area 
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(c) the provision of real time passenger information displays for nearby stops within each lobby; 
(d) sustainable transport goals linked to measurable targets, performance indicators and 

monitoring timeframes;  
(e) a designated ‘manager’ or ‘champion’ responsible for coordination and implementation; 
(f) details of bicycle parking and bicycle routes; 
(g) details of GTP funding and management responsibilities;  
(h) security arrangements to access the employee bicycle storage spaces; and 
(i) signage and wayfinding information for bicycle facilities and pedestrians pursuant to 

Australian Standard AS2890.3; 
(j) Reference to a minimum 40A single phase electrical sub circuit should be installed to the 

basement levels for ‘EV readiness’; and 
(k) provisions for the Green Travel Plan to be updated not less than every 5 years. 

 
Recommendations 
The following should be shown on the plans before endorsement: 
 

1. All inconsistencies between the development plans and the landscape plans resolved.  
2. The taxi-rank adjacent the northern building on River Boulevard deleted. 
3. The loading bay on River Boulevard deleted. 
4. On-street bicycle parking along River Boulevard spread out to promote pedestrian 

permeability.  
5. A continuous footpath adjacent the western elevation of the southern building. 
6. Appropriate treatment of the vehicle crossovers and loading bays along Vickers Drive to 

minimise the likelihood of conflict with pedestrians.  
7. Additional information regarding the ‘loading area’ at the south-west corner of the southern 

building, and conflict with pedestrians suitable addressed.  
8. A minimum of 107 visitor bicycle parking spaces in a location accessible and convenient for 

visitor use. 
9. A minimum of 426 resident/employee bicycle spaces. All the spaces must be within secure 

facilities. A minimum of 20% of the spaces at each level and within each basement must be 
provided as horizontal at ground spaces. All the spaces must be located at or between 
Basement 2 and ground-floor, and with reasonable proximity and access to:  

a. Building entrances and/or lift shafts; 
b. Both the north and southern ends of the development; and 
c. (For employee spaces) end of trip facilities, including showers and change rooms. 

10. A minimum of six change-rooms / showers as ‘end of trip’ cyclist facilities.  
11. Dimensions of bicycle storage spaces, and relevant access ways noted to demonstrate 

compliance with Australian Standard AS2890.3 or to the satisfaction of the Responsible 
Authority. 

12. Provision of a number of electric vehicle charging facilities in each basement.  
13. The provision of a minimum 40A single phase electrical sub circuit should be installed to all 

car park areas for the purpose of allowing easy installation of electric vehicle charging 
stations in the future.   

 
A Green Travel Plan / An Amended Green Travel Plan should be provided with the information 
outlined previously. 
 
 
Regards 
 
 
Julian Wearne 

Sustainable Transport Officer 
Strategic Transport Unit 
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Memo 
 
 

 

To: Sarah Thomas  

 

Cc: Clare Lee, Carrie Lindsay,  Paul Whitten and Glen 

Wil l iames 

From: Craig Lupton 

Date: 4 April 2018 

Subject: 10 and 20 River Boulevard Richmond 
 

Hi Sarah 
 
The streetscapes and Natural Values Team provides the following comments in relation to 10 and 20 
River Boulevard, Richmond: 
 
River Boulevard Street Tree Planting 

       Given the sites proximity to the Yarra River, it is preferable that new trees are consistent with 
the dominant native species in the street [Rose Gum (Angophora costata)] and/or local 
indigenous trees that enhance urban biodiversity values .i.e. Yellow Box (Eucalyptus 
Melliodora) and Melbourne Yellow Gum (Eucalyptus leucoxylon ssp. connata).  London Plane 
trees are not supported for any new tree planting.  

 Eucalyptus leucoxylon megalocarpa 'Elite' (Large Fruited Yellow Gum) should be substituted 
with the local indigenous Melbourne Yellow Gum (Eucalyptus leucoxylon ssp. connata). 

       On the west side of River Boulevard it is preferable to have regular spacing of street trees 
along the eastern edge of the site.  It is also preferable not to position a tree in the small 
outstand at the Victoria St intersection so that pedestrian access to Victoria Street is 
enhanced.   

       It is preferable to have more widely distributed bike parking to enable regular street tree 
alignment.   

       There are currently five (5) London Plane trees in the centre median closest to Victoria Street 
(drawings only show 4 trees).  There is a new tree proposed for the southern end of this 
median which is not supported as there is a street light in this location and a pedestrian link 
(also not on the drawings). 

        It is recommended the proposed taxi rank is relocated as it is too close to the existing street 
trees (TP01.04). 
 

Low Planting  
       It would be preferable to limit any low planting to the areas closer to Victoria Street to provide 

an entrance statement to the development.  The remaining tree planting could be standard 
footpath planting. 
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North South Pedestrian Link the Western Edge of the Site  
       Two (2) additional trees are proposed.  It may not be possible to plant one of these due to 

nearby gas meters (middle tree on landscape drawings pg.3). 
 

Southern edge pedestrian link 
 There is a new tree proposed at the western end.  For consistency, it would be preferable that 

this is a palm tree to match existing palm species. 
 
Victoria Street 

 The 6.4m height from ground level to the canopy at Level 1 provides an opportunity to plant 
small footpath trees along the Victoria Street frontage.  Native trees such as Water Gum 
(Tristaniopsis laurina ‘Luscious’) are preferable due to the proximity of the Yarra River. 

 
Tree Protection 

 A Tree Protection Management Plan (TMP), including a non-destructive exploratory root 
excavation for all street trees along the west boundary of the current carpark area is required. 

 The TMP must also consider the canopies of trees along River Blvd. 
 Council supports the removal of one juvenile Council tree at the south western end of River 

Blvd subject to the applicant covering reinstatement costs. 
 There is one (1) London Plane tree in the Vickers Drive centre median on the applicants land.  

This tree may require a local law permit for removal if it meets the criteria for a ‘significant tree’ 
under General Local Law (2016). 

 There are three (3) Poplars located in the south west corner that meet the criteria for a 
‘significant tree’ and will therefore require a permit under General Local Law (2016).  

 The Palms may require a local law permit for removal if they meet the criteria for a ‘significant 
tree’ and will therefore require a permit under General Local Law (2016). 
 

Podium 1 Landscaping  
 A concern with Podium 1 landscape is the extent of shade caused by the buildings. It appears 

as though there will be approximately two (2) hours of sun in summer and in winter the site will 
not get full sun coverage. 

 
General Comments 

 The species list requires a review to provide accurate names and mature heights/spreads. 
 Water systems utilising on-site water must be shown and consider ongoing maintenance 

requirements.  
 Concern for light availability to the remaining Palms on the south boundary (north of the 

neighbouring site) and the Pyrus on the west boundary (east of the neighbouring property). 
 The tree planting spaces need to be defined to provide accurate soils areas, volumes and if 

planting spaces are planned to extend below hard landscape areas.  This information will 
assist in assessing the viability of implementing strata cells or structural soils to optimise the 
growth zone for roots and to stabilise the tree. 
 

Please let me know if you require any further information. 
 
Kind Regards 
 
 
 
Craig Lupton 
Coordinator Streetscapes and Natural Values 
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Council’s Heritage Advisor advice 

Email dated 15 May 2018: 

There was a tramway shed in the north-east corner as per MMBW plan 1071, 1903.  You can see the tram 
lines from Victoria Street so it might have been an engine shed for the cable tram, suggested by the 
presence of pits, or an overnight storage shed for trams.  I will have a look on site tomorrow. 

http://search.slv.vic.gov.au/primo_library/libweb/action/dlSearch.do?dscnt=1&onCampus=false&query=an
y%2Ccontains%2Cmmbw%20burnley%20victoria&bulkSize=20&tab=default_tab&group=ALL&vid=MAIN&
institution=SLVPRIMO&fromLogin=true&search_scope=Everything 

 

Email dated 16 May 2018: 

I went to the site.  It is basically an asphalted car park set  above a battered (sloped) embankment up from 
Victoria St.  While it might be at that level to connect to the Victoria Gardens car park and whatever else, it 
might also have been a quick and cheap job to disguise the bluestone plinth or footings of the tram 
building and leave it for someone else to deal with.  I am waiting for HV to send me some standard words 
re a watching brief which I think is what might be required for an archaeologist as there is nothing visible 
on the surface.  Will advise when I receive it. 

Email dated 18 May 2018, once it was known that the site is a heritage inventory site, the Council planner 
asked ‘Being on the Victorian Heritage Inventory- it looks like there are Heritage Vic Requirements’. 
Council’s Heritage Advisor returned an email on the same day ‘No[w] that I have that piece of information 
– YES’. 
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From: Orr, Patrick  
Sent: Tuesday, 3 April 2018 11:30 AM 
To: Thomas, Sarah 
Subject: RE: 10 and 20 River Boulevard 
 
Hi Sarah, 
 
The plan is not satisfactory from our perspective as we have no details regarding intended use of the 
medical facility and how that may impact those within the development. As you are the author of 
the plan, if you do not deem this as important upfront information, you may condition this 
information. 
 
Regards, 
 
Patrick Orr 
Contract Management Officer 
City Works 
Yarra Operations Depot, Clifton Hill 
 
City of Yarra PO Box 168 Richmond 3121 
T:(03) 9205 5554 F:(03) 8417 6666 
E: patrick.orr@yarracity.vic.gov.au 
 
 
        

 
 
 


