
Draft Cremorne UDF – Variations from the Built Form Framework and Heritage Review 

Issue Hodyl & Co Recommendation Discussion Officer Recommendation 

Solar access - Balmain 
Street, west of Gwynne 
Street 

To ensure that the southern footpath 
along Balmain Street (a minimum of 
3m) is not overshadowed between 
11am and 2pm at the spring equinox. 

Built form recommendations for the 
western portion of Balmain Street 
between Cremorne Street and 
Gwynne Street (where no heritage 
controls apply):  

Overall height – 16m (4 storeys) 

Street wall height – 8m (2 storeys)  

upper-level setback - 7m 

 

 

▪ The overshadowing recommendations are overly 
restrictive along the western portion of Balmain Street 
between Cremorne Street and Gwynne Street with 
limited public realm benefit. 

▪ The southern footpath is largely overshadowed by 
existing and approved development along Balmain 
Street. The street is approximately 9m wide, at its 
narrowest.  

▪ Properties on the southern side of Balmain Street are 
residential (zoned NRZ1 between Dover and Gwynne 
Street and CDZ2 west of Dover Street part of ERA 
development).  

▪ Proposal is avoid overshadowing of residential front 
yards in this narrow portion of Balmain Street.  

▪ This approach to residential amenity considerations is 
consistent with recent VCAT approval at 25 Balmain 
Street (PLN20/0037). 

▪ Built form testing indicates an overall height of 5 
storeys can be achieved with a 5m setback above the 
street wall.  

Ensure no additional overshadowing of the following 
locations between 11am and 2pm at the spring equinox 
(September 22):  

▪ southern footpath on Balmain Street, east of the 
underpass  

▪ the southern portion of the Balmain Street Plaza  

▪ front gardens of dwellings on the southern side of 
Balmain Street between Cremorne Street and Gwynne 
Street.  

Built form recommendations for the western portion of 
Balmain Street between Cremorne Street and Gwynne 
Street (where no heritage controls apply):  

Overall height – 20m (5 storeys)  

Street wall height – 12m (3 storeys)  

Upper-level setback - 5m. 

Overall building height 
and street wall height - 
northern portion of 
Stephenson Street 
along the railway 
corridor (Cremorne 
West Precinct) 

Built form recommendations for the 
northern portion of Stephenson 
Street along the railway corridor:  

Overall height - 28m (7 storeys) 

Street wall height - 12m (3 storeys) 

Upper-level setback - 3m 

▪ The built form framework did not adequately recognise 
the unique streetscape interface conditions along the 
curved elevated rail corridor. The built form framework 
proposed the same built form envelop for Stephenson 
Street as it did for the narrow north south streets to the 
south.  

▪ The emerging scale of recent development activity 
along this portion of Stephenson Street is in the realm 
of 8-10 storeys. Including: 

- 4-6 Cubitt Street & 13 Dover Street (PLN19/0657 
approved) 10 storeys overall height (~35m)  

- 28 Stephenson Street (PLN21/0729 Section 50 
Amendment) 9 storey overall height (~39m) 

▪ Design and Development Schedule 25 – Swan Street 
Activity Centre Precinct 1 Richmond Station (DDO25) 
applies to C1Z properties on the northern side of 
Stephenson Street. Notably, the existing car park (1 
Stephenson Street) has a height limit of 28m with no 
street wall requirement to Stephenson Street.  

Built form recommendations for the northern portion of 
Stephenson Street along the railway corridor:  

Overall height - 36m (9 storeys) 

Street wall height - 16m (4 storeys) 

Upper-level setback - 3m  

 

New provision added: 

Deliver comfortable wind conditions in the public realm. 
Development proposals for buildings over 15 metres in 
height will be required to be accompanied by a wind study 
analysis to assess the impact of wind on the safety and 
comfort of the pedestrian environment on footpaths and 
other public spaces while walking, sitting and standing.  

 



Issue Hodyl & Co Recommendation Discussion Officer Recommendation 

▪ Sites at the northern edge of Cremorne West abutting 
the elevated rail corridor can accommodate taller form 
without overwhelming the streetscape. Taller form will 
define the corridor and be highly visible from the railway 
line when approaching and departing Richmond 
Station. The quality of the architecture is an important 
consideration. 

▪ The approach from Swan Street with no street wall has 
not adopted. The inclusion of a street wall requirement 
in this location is considered important to retain a 
human scale at street level. 

▪ Stephenson Street Reserve pocket plaza has recently 
been upgraded and the southern footpath is an 
important walking connection through to Gwynne Street 
and the Dunn Street underpass. Any adverse wind 
effects caused by buildings in the public realm should 
be avoided as a result of taller development. Wind 
requirements have been added.  

Overall building 
heights - Brighton 
Street (Church Street 
Precinct)  

28m (7 storey) overall height  

Residential interface controls (direct 
and laneway) apply 

▪ Heights at this interface abruptly transitioned from 7 
storeys in the Commercial 2 Zone to 9m/11m in the 
residential zones. 

▪ Elsewhere (e.g. at the interface to the Cremorne 
Residential Precinct in Cremorne West and on the 
western side of Church Street), a step down in height to 
5 storeys is proposed. 

▪ Proposed interface controls limit the ability of sites to 
achieve overall height of 7 storeys as proposed. 

▪ To reflect better reflect this and provide a clearer 
transition in height to the established residential areas, 
heights  on relevant properties have been reduced to 5 
storeys. 

▪ Reduction of height to 5 storeys is in keeping with other 
residential interfaces stepping down (i.e. Jessie Street, 
Walnut Street).  

20m (5 storey) overall height applied to relevant properties 
along the residential interface.  

Residential interface controls (direct and laneway) still 
apply. 

Building Separation Number of levels above the ground 
floor or boundary wall. Applied at site 
boundaries and laneway interfaces 
(measured from the centreline): 

▪ 1-3 storeys - 3m 

▪ 4-5 storeys - 4.5m 

▪ Separation distances have been amended to align with 
the separation distances which have been applied in 
other parts of the municipality.  

▪ Given the overall heights proposed for the precincts, 
there are likely to be limited instances where the height 
about the boundary wall is in the realm of six storeys 
and above.  

Minimum setback from boundary or laneway centreline: 

▪ 1-3 storeys above the boundary wall - 3m 

▪ 4+ storeys above the boundary wall - 4.5m 

Separation distances for sites with multiple buildings 
between buildings:  

▪ 1-3 storeys above the boundary wall - 6m 



Issue Hodyl & Co Recommendation Discussion Officer Recommendation 

▪ 6+ storeys - 6m ▪ 4+ storeys above the boundary wall - 9m 

Party Wall Height Maximum boundary wall heights 
support the delivery of an infill 
typology which allowing sunlight to 
reach the street between buildings. 
This reduces the presence of tall, 
blank boundary walls at sider 
interfaces and supports the delivery 
of varying height across the sub-
precincts based on different 
typologies of sites. In instances 
where sites are not wider enough to 
meet building separation 
requirements above the boundary 
wall, the maximum boundary wall 
height becomes the maximum overall 
height.  

▪ Overall height 10 storeys (40m), 
maximum boundary wall 6 storeys 
(24m) 

▪ Overall height 8 storeys (32m), 
maximum boundary wall 6 storeys 
(24m) 

▪ Overall building height 7 storeys 
(28m), maximum boundary wall 
height 5 storeys (20m) 

▪ Overall building height 5 storeys 
(20m, maximum boundary wall 
height 3 storeys (12m) 

▪ Overall building height 4 storeys 
(16m), maximum boundary wall 2 
storeys (8m) 

▪ Overall building height 3 storeys 
(12m), maximum boundary wall 2 
storeys (8m) 

▪ The effect of party wall height combined with separation 
distances was overly restrictive on narrow sites.  

▪ While high blank unarticulated walls are not supported, 
some successful developments have been constructed 
/ approved with partial wall built to the boundaries.  

▪ The concept of party wall height has been retained. 
However, for sites with a frontage of less than 20m, a 
portion of the development could be built to the side 
boundary.  

▪ Buildings on sites with wider frontages should provide 
setbacks.  

Ensure buildings are well spaced and sited to avoid visual 
bulk and provide equitable access to an outlook, good 
daylight and views to the sky above the street wall.  

Buildings may be constructed to the boundary wall to a 
height of 8m (two storeys) above the street wall height.  

▪ For sites with a frontage of less than 20m, development 
may be constructed to a side boundary above the 
boundary wall height where: the adjoining site has a 
blank boundary wall; or  

▪ the proposed side wall is well articulated, does not run 
the full length of the boundary and does not result in a 
continuous wall of buildings.  

For sites with a frontage of 20m or greater, buildings 
should achieve the separation distances outlined in Table 
1 (as above). (See recommended changes above.)  

 

 



Issue Trethowan Recommendation Discussion Officer Recommendation 

Heritage Buildings 
(detached residential) 

Retain heritage fabric to a depth of 
two front rooms (approx. 9m).  

Set new development back behind 
the heritage form, retaining full stent 
of original roof form.  

Maximum overall height of two 
storeys (8m) (discretionary).  

 

▪ There are three individually significant detached 
residential heritage properties in Cremorne.  

- 75 Balmain Street – Olinda (HO366) 

- 6 Yarra Street – House (HO368) 

- 11 Pearson & 10 Chapel Street - House & Stables 
(HO406) 

▪ It is acknowledged that the three sites are more 
constrained than others in terms of development 
opportunities due to the small scale of the sites. 
However the two-storey (8m) height limit is overly 
restricted given the commercial setting. No changes are 
proposed to the retention and setback requirements. 

▪ The proposed three storey height for single dwellings is 
consistent with the approach in commercial and mixed 
use areas of the municipality.  

Retain heritage fabric to a depth of two front rooms 
(approx. 9m).  

Set new development back behind the heritage form, 
retaining full stent of original roof form.  

Maximum overall height of three storeys (12m) 
(discretionary).  

 

 


