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Ordinary Meeting of
Council
Agenda

to be held on Tuesday 20 February 2018 at 7.00pm
Richmond Town Hall

Arrangements to ensure our meetings are accessible to the public

Council meetings are held at either the Richmond Town Hall or the Fitzroy Town Hall.
The following arrangements are in place to ensure they are accessible to the public:

Entrance ramps and lifts (off Moor Street at Fitzroy, entry foyer at Richmond).
Interpreting assistance is available by arrangement (tel. 9205 5110).

Auslan interpreting is available by arrangement (tel. 9205 5110).

A hearing loop is available at Richmond only and the receiver accessory is
available by arrangement (tel. 9205 5110).

Proposed resolutions are displayed on large screen.

¢ An electronic sound system amplifies Councillors’ debate.

¢ Disability accessible toilet facilities are available at each venue.

Recording and Publication of Meetings

An audio recording is made of all public Council Meetings and then published on
Council’s website. By participating in proceedings (including during Public Question
Time or in making a submission regarding an item before Council), you agree to this
publication. You should be aware that any private information volunteered by you
during your participation in a meeting is subject to recording and publication.

www.yarracity.vic.gov.au
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Order of business

Statement of recognition of Wurundjeri Land
Attendance, apologies and requests for leave of absence
Declarations of conflict of interest (Councillors and staff)
Confidential business reports

Confirmation of minutes

Petitions and joint letters

Public question time

General business
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Questions without notice
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Council business reports
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Notices of motion
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Urgent business
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Statement of Recognition of Wurundjeri Land
“Welcome to the City of Yarra.”

“Yarra City Council acknowledges the Wurundjeri as the Traditional Owners of this
country, pays tribute to all Aboriginal and Torres Strait Islander people in Yarra and
gives respect to the Elders past and present.”

Attendance, apologies and requests for leave of absence

Anticipated attendees:

Councillors

. Cr Daniel Nguyen (Mayor)

. Cr Misha Coleman (Deputy Mayor)
. Cr Danae Bosler

. Cr Mi-Lin Chen Yi Mei

. Cr Jackie Fristacky

. Cr Stephen Jolly

. Cr Mike McEvoy

. Cr James Searle

. Cr Amanda Stone

Council officers

. Bruce Phillips (Acting Chief Executive Officer)

. Andrew Day (Director - Corporate, Business and Finance)

. Ivan Gilbert (Group Manager - CEO’s Office)

. Lucas Gosling (Acting Director - Community Wellbeing)

. Chris Leivers (Director — City Works and Assets)

. Justin Hanrahan (Acting Director - Planning and Place Making)

. Jane Waldock (Assistant Director - Planning and Place making)

. Fred Warner (Group Manager — People, Culture and Community)
. Mel Nikou (Governance Officer)

Declarations of conflict of interest (Councillors and staff)

Confidential business reports

Iltem

4.1 Contractual matters

4.2 Contractual matters

4.3 Contractual matters/matters prejudicial to

Council and/or any person
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Confidential business reports

The following items were deemed by the Chief Executive Officer to be suitable for
consideration in closed session in accordance with section 89 (2) of the Local
Government Act 1989. In accordance with that Act, Council may resolve to consider
these issues in open or closed session.

RECOMMENDATION

1.  That the meeting be closed to members of the public, in accordance with section 89
(2) of the Local Government Act 1989, to allow consideration of:
(@) contractual matters; and

(b) matters prejudicial to Council and/or any person.

2. That all information contained within the Confidential Business Reports section of
this agenda and reproduced as Council Minutes be treated as being and remaining
strictly confidential in accordance with the provisions of sections 77 and 89 of the
Local Government Act 1989 until Council resolves otherwise.

Confirmation of minutes

RECOMMENDATION

That the minutes of the Ordinary Council Meeting held on Tuesday 6 February 2018 be
confirmed.

Petitions and joint letters

Public question time

Yarra City Council welcomes questions from members of the community.

Public question time procedure

Ideally, questions should be submitted to Council in writing by midday on the day of the
meeting via the form available on our website. Submitting your question in advance
helps us to provide a more comprehensive answer. Questions that have been
submitted in advance will be answered first.

Public question time is an opportunity to ask questions about issues for which you have
not been able to gain a satisfactory response on a matter. As such, public question
time is not:

. a time to make statements or engage in debate with Councillors;

. a forum to be used in relation to planning application matters which are required
to be submitted and considered as part of the formal planning submission;

. a forum for initially raising operational matters, which should be directed to the

administration in the first instance.

If you wish to raise matters in relation to an item on this meeting agenda, Council will
consider submissions on these items in conjunction with and prior to debate on that
agenda item.
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When you are invited by the meeting chairperson to ask your question, please come
forward and take a seat at the microphone and:

. state your name clearly for the record;

. direct your questions to the chairperson;

. ask a maximum of two questions;

. speak for a maximum of five minutes;

. refrain from repeating questions that have been asked previously by yourself or
others; and

. remain silent following your question unless called upon by the chairperson to

make further comment or to clarify any aspects.

General business

Delegates’ reports

Questions without notice
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Council business reports

Item Page Rec. Report Presenter
Page
11.1  Amendment C218 (Trenerry Crescent) 7 19 David Walmsley —
Consideration of Panel Report Manager City
Strategy
11.2  Amendment C219 (Trenerry Crescent) 154 164 David Walmsley —
Consideration of Panel Report Manager City
Strategy
11.3  Planning Changes Proposed for Land at 64 324 331 David Walmsley —
Alexandra Parade, Clifton Hill - Council Manager City
Submission Strategy

The public submission period is an opportunity to provide information to Council, not to
ask questions or engage in debate.

Public submissions procedure

When you are invited by the meeting chairperson to make your submission, please
come forward and take a seat at the microphone and:

. state your name clearly for the record;

. direct your submission to the chairperson;

. speak for a maximum of five minutes;

. confine your remarks to the matter under consideration;

. refrain from repeating information already provided by previous submitters; and
. remain silent following your submission unless called upon by the chairperson to

make further comment.
Notices of motion
Nil
Urgent business

Nil
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111 Amendment C218 (Trenerry Crescent) Consideration of Panel Report

Trim Record Number: D18/20568
Responsible Officer:  Senior Coordinator Strategic Planning

Purpose
1.  The purpose of this report is:

(@) to provide Councillors with an overview of the key recommendations of the
independent Planning Panel that considered Amendments C218 and C219 at a joint
Planning Panel hearing that occurred in August 2017; and

(b) torecommend an alternate version of Amendment C218 (the Amendment) for adoption
for the reasons outlined in this report.

2. Council must decide whether to:

(@) adopt the Amendment as recommended by the Panel Report and submit it to the
Minister for Planning for final approval in accordance with the relevant provisions of the
Planning and Environment Act 1987; or

(b) adopt the Amendment in the form recommended in this report which includes an
alternate version of the amendment based for reasons outlined in the report, and
submit it to the Minister; or

(c) adopt the Amendment as exhibited and submit it to the Minister; or
(d) abandon the Amendment and advise the Minister that Council has abandoned it.

3. In accordance with Section 27 of the Planning and Environment Act 1987 (the Act), a
Planning Authority (Council) must consider the Panel’s recommendations before adopting an
amendment and must justify any variations to the Panel’s recommendations.

Background

4.  Amendment C218 proposes to rezone land at 18-62 Trenerry Crescent from Commercial 2
Zone to Commercial 1 Zone and apply an Incorporated Plan Overlay and an Environmental
Audit Overlay.

5. The Amendment would facilitate urban renewal of underutilised commercial land, and
supports the achievement of Council’s preferred vision for the subject sites, as articulated in
the adopted Johnston Street Local Area Plan, 2015.

6. Conditional authorisation was received for the amendment on 8 November 2016 which
stated that:

(@ “The Amendment must be consistent (with) the Yarra River controls currently being
prepared by DELWP prior to submission for approval to the Minister for Planning under
Section 35 of the P & E Act 1987.”

7. The Amendment was exhibited from 24 November to 24 December 2016 and received 16
submissions, of which 14 were by the same people or organisation. Most of the submissions
covered similar issues.

8.  On 4 July 2017 Council resolved to seek the appointment of a Planning Panel in accordance
with Section 23 of the Act as there were a number of issues raised in submissions that could
not be resolved through changes to the Amendment.

9. At that meeting, Council endorsed the Amendment with a number of changes in response to
submissions (Attachment 1). Particular issues relating to traffic, heritage and building heights
were addressed in the revised Amendment submitted to the Panel.

10. A joint Panel hearing (for Amendments C218 and C219) was conducted in August 2017, with
appearances made by: proponents and their legal representatives; VicRoads; and the
Collingwood Historical Society.

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018
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11. A number of issues were common to both amendments and these were outlined in the Panel
report.

12. Council had legal representation, which called on expert witnesses for heritage and traffic.
Submissions and Issues considered by the Panel

13. Across the 16 submissions received for both amendments, the following key issues of
concern were expressed at the Panel hearing:

(@) traffic impacts;

(b) building heights and setbacks (which was sometimes related to consistency with
DDO1);

(c) protection of heritage buildings;

(d) increased population and infrastructure requirements;

(e) character and amenity;

()  removal of third party notice and review rights; and

(g) visual impact of new development (on the Yarra River corridor).

14. Some of the issues raised in submissions could not be addressed through changes to the
amendments and often had broader implications. These included the following issues:

(@) traffic volumes throughout the local area; and

(b) agrowing population resulting in pressure on existing infrastructure and amenity of the
local area.

Panel Report and Recommendations

15. The Panel report was received by Council officers on 25 October 2017 and the Panel’s
recommended changes (the Panel preferred version of the Amendment) is in the Appendices
(Appendix C) of the Panel report (Attachment 2 to this report).

Officer Recommended Changes

16. The version of the Amendment (Schedule 2 to the IPO) being recommended for adoption is
found as Attachment 3 to this report.

Issues Common to Both Amendments

17. In addressing Amendments C218 and C219 (as a combined Panel hearing) the Panel
considered the following issues that were common to both Amendments:

(@) Duplication of provisions in the Design and Development Overlay Schedule 1(DDO1)
Yarra (Birrarung) River Corridor Protection; and

(b) Traffic (conditions and impacts from new development).
Duplication of provisions in DDO1 (Amendment C218)

18. One of the key issues considered by the Panel was how (or whether) the controls in DDO1
should be reflected in the proposed Schedule 2 to the IPO (IPO2). DDO1 was revised in
February 2017 to introduce mandatory maximum height controls that were previously
discretionary. The DDOL1 control expires in January 2021 but is expected to become
permanent at some stage.

19. The Panel considered whether the proposed Schedule to the IPO should duplicate the
provisions of DDO1 to avoid potential future inconsistency or confusion. The proponent
emphasised that DDO1 is interim (or temporary) and could therefore change in the future.
However, officers consider that there is a level of certainty - based on the work that
underpins DDO1 - it will remain in place and become permanent (in some form).
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Experts for the proponents presented evidence to the Panel that favoured including an
additional discretionary building height control - expressed as a ‘preferred maximum 25
metres’ - in IPO2. The Panel considered that it would be consistent with the building height
limits envisioned in the JSLAP and the mandatory controls in DDO1, and would only apply if
DDO1 is amended or expires in 2021 without being extended.

The Panel made the recommendation to delete any duplication of the DDO1 provisions
in the Incorporated Plan Overlay and Development Plan Overlay Schedules but include
a reference to applicable DDO1 requirements and retain specific provisions that add to
DDO1.

Officer Response

Officers agree with the changes recommended by the Panel to refine the content of the
Schedule to the IPO and Incorporated Plan. Council officers however, disagree with the
Panel’'s view to include a ‘preferred’ maximum height as the Minister's authorisation to
prepare and exhibit the Amendments required that they be consistent with any future
changes to the planning controls for the Yarra River. DDO1 was revised and gazetted on 24
February, 2017 and contained mandatory height and setback provisions.

It can be assumed - due to the ongoing and collaborative work with the Department of
Environment, Land, Water and Planning (DELWP) on protecting the Yarra River corridor
from inappropriate development - that DDO1 will become permanent in some form. The
mandatory heights and setbacks provisions contained in DDO1 reflect the community’s (and
Council’s) strong desire for certainty in planning controls.

Council agreed during the Panel that duplication of (the general) provisions of DDOL1 in
Schedule 2 to the IPO and the Incorporated Plan is not absolutely necessary and some
elements of the schedule can be deleted provided that the 25 metre building height control is
inserted, as exhibited.

It should be noted that the endorsed post-exhibition version of the Amendment removed the
height shown on the Incorporated Plan, deferring the application of a height limit to the
already applicable DDO1 (a mandatory 25m height limit). This change was considered to
comply with the conditional authorisation for the Amendment and remove confusion
(duplication) with DDOL1.

Traffic

The issue considered by the Panel was whether the potential development outcomes under
Amendment C218 would have an impact on traffic in the local area and whether the
proponents should be required to conduct traffic impact assessments and make a
proportional contribution to traffic mitigation works — in particular, a signalised intersection at
Johnston Street.

The Panel considered the issue of traffic for Amendments C218 and C219 simultaneously.

For Amendments C218 and C219, the evidence provided by Council’s expert (GTA
Consultants) and the experts engaged by both sets of proponents, concluded that the impact
of future development on the overall traffic volumes would be minimal and that it was
unreasonable to impose the cost of a signalised intersection on either one or both sets of
proponents.

Based on their traffic modelling, GTA Consultants estimated that the additional traffic added
to the network by assumed development outcomes for Amendments C218 and C219 is
approximately 3% for the two combined amendments.

The VicRoads representative acknowledged that in light of the traffic evidence it would not be
equitable to require the proponents to fund installation of new traffic signals. VicRoads
relinquished the requirement that the proponents pay for works to be carried out for a
signalised intersection.
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The Panel made the following recommendation:
(@) Retain the provision in Amendment C218 requiring the proponent to provide a
traffic and car parking impact assessment but delete reference to it being to the

satisfaction of VicRoads and the requirement for proponents to contribute to
mitigation works.

Officer Response

Council officers acknowledge the Panel's advice and commentary in response to the
evidence presented on traffic. It is clear that there is an existing traffic issue which occurs
mainly during peak periods and that a signalised intersection is, in the view of Council’s
expert, needed now. However, it was concluded that it is not the direct responsibility of
either proponent.

Amendment C218 may have some impact on the local road network (when a development is
completed on the site) and as such a future permit application should consider those impacts
and whether any mitigation measures should be introduced as a result.

The Schedule to the IPO in Attachments 3, which is recommended for adoption by Council,
includes the following changes in response to the Panel recommendation:

Panel Recommendation Officer Recommended Change for Adoption

Retain the provision requiring the proponent | The following wording has been inserted into the

to provide a traffic and car parking impact Schedule to the IPO which officers believe is
assessment but delete reference to it being | acceptable in relation to the Panel’'s
to the satisfaction of VicRoads and the recommendation:

requirement for proponents to contribute to

mitigation works. e the impact of any additional traffic on the

surrounding road network, and how any
necessary mitigation measures should be
addressed. (Change 1 —found in the
schedule to the IPO)

Traffic Further Actions/Council Projects

On January 17, 2018, VicRoads announced via their web site, funding for traffic lights at the
Abbotsford Convent. This follows several years of advocacy to the State Government by
Council.

These lights are in addition to lights already in operation at Paterson Street in Abbotsford,
(85m to the east of Trenerry Crescent) and Nicholson Street (325m to the west). This means
there will be 3 signalised intersections along Johnston Street within a length of around 400m.

The combination of lights would have the cumulative effect of calming traffic along Johnston
Street, but not necessarily ease traffic conditions for Trenerry Crescent, where the key
concern is pedestrian and cyclist safety.

A further traffic study to determine the broad network conditions relating to traffic originating
from (or travelling through) Clifton Hill towards (and from) Johnston Street is recommended
and this would take the form of a future or updated Local Area Place Management Plan
(LAPM).

Issues Specific to Amendment C218: 18-26 Trenerry Crescent

39.

40.

Issues specified to Amendment C218 are:

(&) Heritage;

(b) Discretionary heights; and

(c) Form and content of Amendment C218 and IPO.

The officer recommended changes that are discussed in this report are numbered (as
changes) within the Schedule to the IPO and on the Panel recommended version of the 18-
62 Trenerry Crescent Framework Plan (Attachments 3 and 5 respectively).

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018



41.

42.

43.

44,

45,

46.

47.

48.

49.

50.

51.

52.

53.

Agenda Page 11

Heritage

The building(s) at 18-62 Trenerry Crescent are graded as Individually Significant and form
part of HO337.

The proponents relied on evidence from Bryce Raworth and Peter Lovell, two well respected
heritage experts. Council relied on advice leading up to the Panel and expert evidence during
the Panel from Jim Gard’ner of GJM Heritage.

There were two main issues that were contested: (1) heritage citation and (2) design
response (as expressed through the Incorporated Plan).

Heritage Citation

The current Statement of Significance for HO337 only refers to former industrial buildings
(generally) and some of the heritage and architectural features that contribute to the
streetscape.

Council commissioned a heritage citation for the site from GJM in June 2016 which was used
to inform changes to the amendment in response to submissions on heritage issues. The
GJM prepared citation identified the 1984 additions, designed by Darryl Jackson AO, as
contributing elements to the cultural and historic significance of the place.

Peter Lovell of Lovell Chen, put forward a revised Statement of Significance of the site that
lessened the significance of both the Daryl Jackson designed extension, as well as the 1924
component. It was shown that the 1924 eastern building component had been significantly
altered from the original building and therefore had less heritage significance; this has been
accepted by Council’s heritage consultant.

The Panel recommended that Council:
(@) Adopt the statement of significance for 18-62 Trenerry Crescent Abbotsford as
presented by Mr Lovell for the C218 Proponent and included at Appendix D.

Officer Response

The evidence put forward by Peter Lovell put into question how much of the heritage fabric
should be retained on the site (further discussed below in design response). The Daryl
Jackson additions, according to the evidence, do not have the significance that GIJM

Heritage had attributed to them. The Lovell Chen citation is based on the citation prepared by
Council’s consultants incorporating changes regarding the significance of the buildings on
the site.

The Panel has considered the different versions of the citation and the evidence presented
by the heritage consultants. The Panel in its recommendations has supported the citation
prepared by Mr Lovell and essentially found that the 1911 building has the highest
significance, the 1924 and the Jackson 1984 building a reduced level of significance.

GJM Heritage have reviewed the Statement of Significance submitted to the Panel by the
proponent and have indicated that with changes to reflect GJM’s assessment of the integrity
of the buildings, and a number of minor descriptive changes, the Statement of Significance is
acceptable and should be adopted by Council.

Officers consider this will strengthen the consideration of the heritage significance of these
buildings at the time of a planning permit.

The revised Statement of Significance that is recommended for adoption is found as
Attachment 4. To give the Statement of Significance effect, it needs to be referenced in in
clauses 21.11 and 22.02 in the Planning Scheme, as set out in attachments 6 and 7.

Panel’s Recommended version of the Incorporated Plan

The Panel also accepted changes that relate to the heritage elements identified on the
Incorporated Plan as put forward by the proponents and recommended those changes for
adoption (Appendix C of the Panel report at Attachment 2).
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Specifically, the Panel made the following key recommendations in relation to the
Incorporated Plan:

(&) Modify the reference to the 1924 building and label as “Other Heritage Fabric”; and
(b) Reduce the setback from the retained heritage fagades to a preferred 2m.
The Panel has recommended that Council:

(@) Adoptthe form of Incorporated Plan Overlay Schedule 2 as contained at
Appendix C to improve form and content of the overlay and the Indicative
Framework Plan (Correction: 18-62 Trenerry Crescent Framework Plan).

Design Response — Minimum Setbacks from facades

The exhibited version of the Incorporated Plan included a 3m upper level setback (not stated
as “preferred”) to achieve an appropriate setback distance that allows the reading of the 3-
dimensional form of the heritage building.

Heritage advice received post-exhibition (in response to submissions) recommended an
upper level setback distances of at least 6m (approximately the depth of a bay of the saw-
tooth roof form) along the Trenerry Crescent and Turner Street frontages to ensure that the
3-dimensional form of the building was maintained when new development occurs.

The experts presenting on behalf of the proponents argued against the need for a minimum
6m setback when other design responses can be used to retain and respond to the heritage
elements of the existing building on the site. In his evidence Bryce Raworth stated that:

(@) Interms of setbacks, it is instructive to review some of the recently approved and/or
constructed precedents within Yarra in terms of industrial and commercial heritage
buildings that have received upper level additions, and a number of examples are
adduced below. While the examples exhibit a range of outcomes, the site bears close
comparison in terms of interest, scale and character with several examples that have
minimal setbacks in the order of 3m or less, or no setback (sometimes employing a
shadow-line technique rather than a setback per se). Having regard for these
examples, it is suggested that any boundary setbacks may reasonably be minimal in
extent.

The Panel accepted the evidence put forward by the proponent that there are alternative
design responses that do not require a setback of 6m. The Panel therefore accepted the
proponent’s revised version of the Incorporated Plan.

Officer Response — Minimum Setback from Heritage Facades

Officers disagree with the Panel on how the evidence put forward by the proponent and their
experts has been reflected (or translated) on the 18-62 Trenerry Crescent Framework Plan in
the Incorporated Plan.

In its conclusion on heritage matters (page 44 of the Panel report), the Panel does not
provide any commentary about the merits of the various setbacks distances, other than to
accept the version of the Incorporated Plan submitted during the Panel hearing by the
proponent.

The Panel has recommended that a preferred setback of 2m is provided for in the
Incorporated Document. The setback only relates to the frontages of the 1911 building and
not to the Turner Street frontage of the 1924 building.

The figure below illustrates the minimum setbacks considered acceptable by GJM Heritage
Consultants, to the heritage facades of the 1911 and 1924 buildings:
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Figure 23. Minimum acceptable setbacks, roof retention and fagade retention (including the 1984 link
structure and projecting elements on Yarra River elevation of the 1920s factory building)

KEY:  aessuasai minimum set back (6m) roof to be retained — = = = facade to be retained

It is evident from the heritage advice and the Panel's recommendations that the 1984
Jackson building is not considered to be of individual significance warranting retention.
Further, the 1924 building has less heritage significance than the 1911 building and therefore
is not required to be retained to the same extent.

The Panel’s recommendation supports the retention of the facades of the 1911 building
along Trenerry Crescent and Turner Street and allows for upper level development. Based
on this the panel has then turned its consideration to the necessity for upper level setback to
the 1911 building.

The Panel has accepted the evidence of the proponent’s heritage consultants that upper
level setbacks need only be minimal and that there are other architectural treatments that
could be used and still enable the retention and interpretation of the 1911 building. The panel
has recommended a discretionary 2m upper level setback.

Clearly the Panel’'s recommendation varies from both the exhibited amendment (proposing a
3m setback) and the revised amendment which proposed 6m. It should be noted that the
DELWRP is likely to give significant weight to the Panel’'s recommendation given it has had the
opportunity to consider and interrogate the heritage evidence in forming its recommendations
to Council.

One of the key considerations for Council in considering and balancing the recommendations
of the Panel report, the proponent’s expert heritage evidence and the advice of Council’s
heritage expert, is what outcome is sought by the proposed setback distance within the
planning control.

Having regard to the evidence presented to the Panel by the three heritage experts, officers
consider that a reduced setback could be provided that would still allow the fagcade to
maintain a 3 dimensional form, and be set apart from new development. However, officers
consider that the “preferred” 2m setback recommended by the Panel is insufficient.

The advice from GJM heritage states that an absolute minimum setback distance of 6m is
needed to:

(@) retain a sufficient amount of heritage fabric; and
(b) allow the legibility of the 3-dimensional form of the heritage building.

Council officers had regard to this advice in preparing the post-exhibition version of the
amendment, which was endorsed by Council and presented at Panel.

As the roof form is not visible (apart from the gable section that connects the 1911 and 1924
buildings) it does not contribute to the reading of the heritage building. GJM concedes that
this roof structure can be demolished without any consequence to the reading of the
building(s).
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Therefore, in trying to balance the recommendation of the Panel against the advice received
from GJM Heritage, officers consider that a 3m setback (as originally exhibited) is
appropriate to retain the legibility of the three dimensional from of the heritage fagades to be
retained. This setback would also be consistent with the upper level setbacks of new
development on the Trenerry Crescent frontage.

Design Response — Retention of Heritage Fabric (Facades)

The issues relate to defining the extent of the heritage facade to be retained and appropriate
setbacks from heritage fagades.

The heritage elements identified on the Panel preferred version of the Incorporated Plan
reduce the significance of heritage elements (heritage fabric) on the site and as a result, a
degree of uncertainty has been introduced in terms of what should be retained on the site.

The Panel does not seek to prescribe the extent of buildings to be retained on the
Framework Plan in the Incorporated Plan, but amends IPO2 to allow retention issues to be
resolved at the planning permit stage.

The Panel concluded that IPO2 and the Incorporated Framework Plan should be amended to
allow a future permit applicant the opportunity to justify a proposal that:

- retains heritage features including parts of the heritage fabric of the buildings with the
facade of the 1911 buildings and part of the Turner Street fabric.

Officer Response — Retention of Heritage Fabric (Facades)

To provide certainty about the extent of retention and need for further investigation, it is
recommended that Council adopt the following change to the amendment, which differs from
the Panel’s recommendations:

(@) Alter the second dot under Heritage Principles within the Incorporated Plan to read as
follows:

() Retain the identified heritage facades shown on the 18-62 Trenerry Crescent
Framework Plan in Figure 1 and encourage the retention of other heritage fabric
to provide a contextual link to historical industrial uses along Trenerry Crescent.

The officer recommended changes (humbered on the 18-62 Trenerry Crescent Framework
Plan) to the Panel’'s recommended version of the amendment is attached to this report
(Attachment 5). The Incorporated Plan and Schedule to the IPO attached to this report
(Attachment 3) is recommended for adoption by Council, and includes the following changes:

Panel Recommendation Officer Recommended Change for Adoption

Modify the wording relating to the retention (a) Alter the second dot under Heritage Principles
of the heritage buildings on the site by within the Incorporated Plan to read as follows:
referring to the 1924 heritage component as

“other heritage fabric” () Retain the identified heritage facades shown

on the 18-62 Trenerry Crescent Framework

Adopt the Incorporated Plan as provided at Plan in Figure 1 and encourage the retention
Appendix C of the Panel Report which of other heritage fabric to provide a
includes the following changes to the contextual link to historical industrial uses
Incorporated Plan: along Trenerry Crescent. (Change 2)
¢ Identifying the 1924 building as “other (b) Accept the distinction made on the plan
heritage fabric” on the Incorporated between the 1911 and 1924 heritage facades
Plan but modify the wording to reflect the intention to

retain the 1911 heritage facade as well as the
1924 facade subject to structural and heritage
advice (Change 3)

¢ Reducing the 6m setback to a
preferred 2m setback

* Reinstating arrows thatindicate | (¢) Reinstate a 3m setback as illustrated on the
opportunities for increased activation exhibited Incorporated Plan (Change 4)

(d) Delete (2) arrows that encourage “opportunities
for activation” through the fagades of the

heritage building to be retained (Change 5)
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(e) Adopt the revised Statement of Significance
submitted by Peter Lovell subject to any
recommended changes by GJM Heritage
(Attachment 4)

Discretionary Heights — Street wall height to Trenerry Crescent

The Panel appears to support the street-wall height as illustrated on the Incorporated Plan in
the exhibited amendment:

(@) TheIPO2 and the Incorporated Framework Plan should be amended to allow a future
permit applicant the opportunity to justify a proposal that... has a street wall height on
the Trenerry Crescent frontage as exhibited in the Incorporated Plan in Amendment
C218 that depicts ‘maximum height 4 storeys (15m)’.

The exhibited Incorporated Plan in Amendment C218 depicted the street wall height as a
“maximum height 4 storeys (15m)”. In its submission during exhibition, the Proponent of
C218 sought changes to the IPO Schedule that allows a degree of discretion in height and
setbacks.

The C218 Proponent proposed the street wall height to be changed from a mandatory to
discretionary height and the Panel has recommended the IPO Schedule depicts “15 metres
preferred height”.

Officer Response

Council considered the mandatory street wall height proposed in Amendment C218 to be
justified, having regard to the JSLAP and the urban design analysis that underpins it;
heritage significance of 18-62 Trenerry Crescent; and the proposed application of the IPO.

GJM’s position on the controls proposed for this site assumed a four storey street wall height,
which was considered appropriate in the context of the broader precinct.

The heights on the Incorporated Framework Plan do not need to be expressed as either
preferred or mandatory because of how the Incorporated Plan Overlay operates. The parent
clause to the Incorporated Plan Overlay states:

(@ A permit granted must:

(i) be generally in accordance with the incorporated plan, unless a schedule to this
overlay specifies otherwise; and

(i) include any conditions or requirements specified in a schedule to this overlay.

The Incorporated Plan and Schedule to the IPO recommended by Council officers for
adoption (Attachment 3) removes the term “preferred”, but maintains a reference to 15M
maximum street wall height, noting that a permit must be generally in accordance with the
Incorporated Plan.

This is consistent with the IPO introduced via Amendment C170 to land in Mollison Street,
Abbotsford. The heights and setbacks on the incorporated plan in Amendment C170 did not
specify whether they were mandatory or discretionary because the parent clause states that
they must be generally in accordance with the incorporated plan.

Panel Recommendation Officer Recommended Change for Adoption

Identify street-wall height to Remove references to preferred height and setback in relation

Trenerry Crescent as preferred in | to the street-wall height (plan and legend) as will be assessed

legend under the provisions of the Incorporated Plan Overlay
(Change 6)
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Discretionary Heights — Maximum Building Height

As discussed from paragraphs 16-19, the Panel considered issues of duplication and
concluded that Amendment C218 should be amended so that the Incorporated Plan to the
IPO includes a note that the revised DDO1 applies and expresses a preferred maximum 25
metre building height (not including the street wall height). Any duplication of DDO1 building
height and set back provisions should be deleted and any reference to heights in storeys
should be deleted.

It was argued that because DDOL is an interim control - and subject to change - the building
heights applied to the site should be based on this amendment proposal and not strictly
comply with the existing DDO1. This discussion was “driven” by the preference for an overall
discretionary maximum height of 26m for the site by the proponents (one metre higher than
DDO1).

The Incorporated Plan that was endorsed by Council prior to the Panel process, stated as a
note on the plan:

(@) Maximum building heights (not including the street-wall height) must be in accordance
with DDO1.

In accordance with the conditional authorisation, Council’s endorsed post-exhibition version
of the Amendment, removed the overall maximum height from the Incorporated Plan to avoid
the confusion being caused between this control and DDO1.

The Panel recommended that a preferred maximum height of 25m be shown on the
Incorporated Plan, despite Council’s attempt to comply with the conditional authorisation.
The Panel also included wording in the schedule that refers to the need to consider DDO1.

The Panel’s Recommendation

(@) Adoptthe form of Incorporated Plan Overlay Schedule 2 as contained at
Appendix C to clarify building height controls; and

(b) Delete parts of the Incorporated Plan for the building height and set back
provisions of Design and Development Overlay Schedule 1land add a note that
Design and Development Overlay Schedule 1 applies, and express a
discretionary preferred maximum 25 metre height (see Appendix C).

Officer Response

The preferred maximum height that was advocated for by the proponent, not only
undermines the certainty that the control aims to achieve but also the intent of DDO1, which
applies as a mandatory control regardless.

The Panel report states that Council agreed with a 25m discretionary height limit for the site,
however, this was corrected during the Panel hearing and a corrections report was issued in
December acknowledging Council’s position on the matter of mandatory heights.

It was made clear (to the Panel) that Council did not support a preferred height as it
contradicted Council’s expectations for the site, the conditional authorisation and the wider
Yarra River corridor.

The provisions of DDO1 apply despite the height and setback requirements on the
Incorporated Plan. Whilst DDO1 is an interim control that expires in 2021, it has been
indicated to Council through a letter from the Minister for Planning, that an amendment
process to bring in permanent controls is planned for 2018. At this stage, it is unclear that
this will occur this year.

As discussed at paragraph 68, the parent clause to the Incorporated Plan Overlay states:
(&) A permit granted must:

(i) be generally in accordance with the incorporated plan, unless a schedule to this
overlay specifies otherwise; and

(i) include any conditions or requirements specified in a schedule to this overlay.
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The Incorporated Plan and Schedule to the IPO attached to this report (Attachment 3)
removes references to being either mandatory or discretionary because firstly, they must
comply with DDO1 and secondly, they must be generally in accordance with the Incorporated
Plan.

The Incorporated Plan and Schedule to the IPO recommended by officers for adoption by
Council includes the following changes:

Panel Recommendation Officer Recommended Change for Adoption

Express a (discretionary) The following changes to the 18-62 Trenerry Crescent
preferred maximum 25 metre Framework Plan are recommended for adoption:

height on the Incorporated Plan

and express all other heights (@) References to building heights and setbacks from the
and setbacks as preferred. river as “preferred” will be removed (including from the

legend) and the heights and setbacks expressed so that
the numerical value corresponds with DDO1. (Change
7)

(b) The 25m height limit has been reinstated on the plan as
recommended by the Panel, with no reference to being
either preferred or mandatory — the provisions of the
IPO apply as well as DDO1 (which takes precedence as
a mandatory control). (Change 7)

Form and Content of the amendment

The issue of form and content was discussed as it related to the Ministerial Direction on
Form and Content for Planning Schemes which sets out the guidelines for provisions in
planning schemes and includes templates which need to be complied with, where specified.

In terms of “form and content”, the conditional authorisation was referring simply to the
headings and structure of the proposed schedule to the IPO and as pointed out by Council,
and acknowledged by the Panel, revisions were made prior to the Panel hearing to comply
with the authorisation.

The Panel further added:

(@) Itis sufficient for the Panel that the planning authority will recheck the form of the
amendment papers taking account of the Panel recommendations prior to adoption
of the Amendment

Council officers have reviewed the form of the amendment papers taking account of the
Panel recommendations and further changes are required.

Commitment to Public Realm Improvements

105.

106.

107.

The proponents for Amendment C218 have continually expressed their desire to improve
elements of the public realm surrounding the site through the planning permit and
development phase, and have provided a letter to Council stating their intent to do so.

A conceptual outline of public realm improvements has been provided to Council that aims to
address and improve elements of the public realm including the following:

(a) the footpath and public realm along the Trenerry Crescent frontage;

(b) the footpath and public realm along the Trenerry Crescent frontage, including the
installation of way-finding signage, bicycle hoops and facilities, Water Sensitive
Urban Design (WSUD) treatments;

(c) improving the river bank east of the property boundary through revegetation and
potentially public art work (a mural) of the exposed retaining wall; and

(d) other detailed public realm works outlined within the conceptual proposal.

The proposed works are not in a final form but give an indication of the scope of works the
proponent is willing to deliver as part of a development proposal.
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External Consultation

108. The Amendment has been consulted upon in accordance with the relevant provisions of the
Planning and Environment Act and submitters have been notified as the Amendment has
progressed through to the Planning Panel stage.

Internal Consultation (One Yarra)

109. The Amendment has had input from statutory planning and the traffic (engineering and
sustainable transport) department at Council.

Financial Implications
110. The Amendment costs are being covered by the proponent.
Economic Implications

111. The Amendment will have positive economic effects on the local area through employment
opportunities created on the site.

Sustainability Implications

112. The Amendment encourages the use of sustainable transport initiatives to reduce the
impacts of traffic on the local area.

Social Implications

113. There are no direct social implications.

Human Rights Implications

114. There are no known human rights implications.
Communications with CALD Communities Implications

115. The Amendment has been consulted upon through a variety of media options that Council
offers including accessible web pages and translation services outlined on fact sheets and
letters distributed as part of the amendment process.

Council Plan, Strategy and Policy Implications
116. The Amendment implements the following Council Plan objective:

(@) Manage change in Yarra’s built form and activity centres through community
engagement, land use planning and appropriate structure planning processes.

Legal Implications

117. The Amendment has been undertaken in accordance with the relevant provisions of the
Planning and Environment Act 1987.

Options

118. There are three main options for Councillors to consider in relation to adopting the
Amendment:

(@) adopt the Amendment with the changes recommended by the Planning Panel; or

(b) adopt the Amendment with the officer recommended changes which take into account
the Panel’s recommendations with some variations; or

(c) adopt the Amendment as exhibited; or
(d) abandon the amendment.
Conclusion

119. The Panel has considered the Amendment (C218) at a Planning Panel that occurred in
August 2017 and has made a number of recommendations for changes as outlined in this
report.

120. Council officers have reviewed the recommendations, sought further advice from GJM
Heritage, and made subsequent changes to the Amendment in order to:
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(@) maintain the integrity of the Amendment and the purpose for introducing the
Incorporated Plan Overlay to the site (Schedule 2);

(b) comply with the conditional authorisation which was specifically aimed at ensuring that
heights and setbacks were consistent with DDO1, which is mandatory in nature;

(c) comply with the Minister’s Direction on the Form and Content of Planning Schemes —
some of the Panel's recommended changes were put forward on this basis and are
generally accepted by Council officers;

(d) improve the graphic content of the 18-62 Trenerry Crescent Framework Plan contained
within the Incorporated Plan; and

(e) respond to expert advice that Council had received in relation to heritage matters for
the site, and to submissions from community members expressing concerns about the
heritage building and how those concerns are responded to through a future
development proposal.

In accordance with Section 27 of the Planning and Environment Act, Council must have
regard to and consider the recommendations of the Planning Panel report before deciding to
adopt an amendment with or without changes.

Officers have proposed departures from some of the recommended Panel changes to
improve the planning control and ensure it complies with the conditional authorisation for the
Amendment.

RECOMMENDATION

1.

That Council notes:
(@) the report of officers in relation to the Panel’s findings in relation to Amendment C218;
(b) the findings and recommendations of the Panel regarding Amendment C218; and

(c) the letter to Council stating an intention to undertake public realm upgrades related to a
future planning permit application and improvements as outlined in the 18-62 Trenerry
Crescent Public Realm Concept, prepared by Tract Consultants, dated 15 December
2017 (Attachment 8).

That Council:

(@) having considered the report of the Planning Panel, adopts Amendment C218 in
accordance with the officer recommended changes to the Amendment (found as
Attachment 3);

(b) adopts the Statement of Significance (citation) for 18-62 Trenerry Crescent and the
changes to Clause 21.11 and Clause 22.02 (Attachments 6 and 7 respectively) of the
Yarra Planning Scheme to include the citation as a reference document; and

(c) submits the adopted amendment to the Minister for Planning for approval, in
accordance with Section 31 of the Act.

That Council note the reasons for varying from the Panel recommendations as outlined in the
officer report.

That officers notify submitters to Amendment C218 of Council’s decision.

CONTACT OFFICER: Evan Burman
TITLE: Strategic Planner

TEL:

9205 5075
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Attachments

Post-Exhibition IPO Schedule and Incorporated Plan C218

Yarra C218 and C219 Panel Report

Amendment C218 IPO Schedule and Plan for Adoption

C218 Post Panel Heritage Citation (GJM)

Yarra C218 Panel Recommended Plan (Officer Changes)

Municipal Strategic Statement Clause 21.11 - Amendment C218 - Reference Documents
Local Planning Policy Schedule 22.02 - Amendment C218 - Development Guidelines for sites
subject to the Heritage Overlay

(C218) Letter with Public Realm Concept Plan

No o~ WN R

(o]
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Attachment 1 - Post-Exhibition IPO Schedule and Incorporated Plan C218

/420~
c218

1.0

-4-120--
c218

2.0

—1—20--
c218

Y ARRA PLANNING SCHEME
SCHEDULE 2 TO THE INCORPORATED PLAN OVERLAY
Shown on the planning scheme map as IPO2.
18-62 Trenerry Crescent, Abbotsford November 2016

Requirements for permit applications

An application to construct a building on the site that includes multiple residential
dwellings must allocate a minimum leasable floor area® of 20 % of its net floor arca™* for
office/retail/commercial or other employment generating uses, to the satisfaction of the
responsible authority,

*Leasable floor area - That part of any floor area able to be leased. It does not include
public or common tenancy areas, such as malls, verandahs, or public conveniences.

**Net floor area - The total floor area of all floors of all buildings on a site. It includes half
the width of any party wall and the full width of all other walls. It does not include the area
of stairs, loading bays, accessways, or car parking areas, or any area occupied by machinery
required for air conditioning, heating, power supply or lifis.

Application Requirements

An application to construct a building on the sile must include a site analysis and design
response lo the satisfaction of the responsible authority. The application is to contain the
following:

e A design response that:

. describes how the building respects and addresses the interface with Trenerry
Crescent, Turner Street and the former industrial interface to the Yarra River
Corridor.

e addresses the sensitive river corridor environs in terms of materials and the
suitable design and articulation of fagades in order to minimise visual impacts
when viewed from the river corridor and Yarra Bend Park.

e provides safe and efficient pedestrian and vehicle access to the building,

e A conservation management plan or comprehensive heritage analysis prepared for the
sitc by a suitably qualified heritage consultant, that:

e identify the heritage fabric to be retained;

* articulate the significance of the heritage place, its component parts, and its
setting;

e  describe the relationship between the heritage place and any neighbouring or
adjacent heritage place/s; and

e establishes principles for managing the significance of the heritage place and its
relationship with its surroundings.

e A heritage impact statement prepared by a suitably qualified professional that assesses
the impact of the proposed development on the heritage values of the heritage place and
nearby heritage places, as identified in the conservation management plan or similar
comprehensive heritage analysis prepared for the site, along with relevant heritage
studies and citations.

e A visual impact assessment, to the specifications of the responsible authority, that
provides the following:

e A 3D model of the development and its surrounds in conformity with the
Department of Environment, Land, Water and Planning Infrastructure Advisory
Note — 3D Digital Modelling. Where substantial modifications are made to the
proposed building envelope, a revised 3D digital model must be submitted to the
Responsible Authority.

INCORPORATED PLAN OVERLAY - SCHEDULE 1 Pace 1 oF 3
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Y ARRA PLANNING SCHEME
e Site line analysis and 3D modelling of the proposed development from key view
points in the public rcalm to cnable an assessment of the visual impact of the
development on heritage places; and

¢ Perspectives showing the visual prominence of the development from public
vantage points along the Yarra River corridor and Yarra Bend Park.

A car parking and traffic impact assessment that considers the provision of car parking,
circulation and layout of car parking and the impact of any additional traffic on the
surrounding road network, including the intersection of Trenerry Crescent and Johnston
Street, and how any necessary mitigation measures and/or financial contributions
towards works to mitigate the impact of the development are to be delivered, to the
satisfaction of the responsible authority and VicRoads.

A Green Travel Plan that promotes sustainable transport options including the provision
of on-site bicycle storage and end-of-trip facilities.

A landscape scheme that considers the suitability of existing vegetation on the site and
measures to protect and enhance vegetation along the banks of the Yarra River
(immediately east of the site) including a revegetation program and protection of the
existing trees in Trenerry Crescent and Turner Streets

3.0 Decision guidelines

Before deciding on an application the responsible authority must consider, as appropriate:

How the proposed development responds to the purpose and objectives of the
Incorporated Plan and accords with the 18-62 Trennery Crescent Framework Plan.

How the proposed development responds to the Yarra River Corridor Strategy which
seeks 1o protect the natural characteristics of the Yarra River corridor.

How the proposed development responds to the land use and built form guidelines and
principles in Part 4 of the Johnston Street Local Area Plan, 2015.

The impact of the height, bulk, design and appearance of the building or works on the
character and amenity of the surrounding area:

The scale and design of new development and its transition to the single storey heritage
fagade fronting Trenerry Crescent and the adjoining building at 64 Trenerry Crescent

The impacts of overshadowing on windows to habitable rooms in the existing building
to the south and southern side footpath on Turner Street, caused by upper levels of new
development, between 9am and 3pm on September 22 (equinox).

How the proposed development has regard to the heritage significance of the place and
the principles for managing the values, as set out in the conservation management plan
or similar comprehensive analysis prepared for the site.

The relationship of any new buildings to the street including entrances that provide
opportunities for active or visual engagement and whether new buildings provide an
attractive and engaging edge to the street environment through landscaping and/or
architectural design features.

The design of any car park area including how it relates visually to the street
environment and the extent of activation of the frontage at street level.

The impact of development on the surrounding road network, including the intersection
of Trenerry Crescent and Johnston Street, the suitability of any proposed mitigation
measures and/or financial contributions towards works to mitigate the impact of the
development and whether the views of VicRoads have been considered and addressed.

The extent to which the design of any building and the materials used, minimises the
visual impacts of built form when viewed from the Yarra River corridor and Yarra Bend
Park.

The extent to which sustainable travel options are provided as part of the development,
in accordance with a Green Travel Plan,

The extent to which screening of mechanical plant equipment is achieved.

INCORPORATED PLAN OVERLAY - SCHEDULE 1 Pace2 oF 3
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Y ARRA PLANNING SCHEME
4.0 Requirements for incorporated plan

Az The incorporated plan must include:
e Objectives for the future use and development of the site
s A plan showing:
¢ Relevant building heights and setbacks across the site.
e Building height in storeys and metres or RLs.
e Heritage [eatures to be retained
e Vehicle entry and exit points for the site.
s Visual connections to the Yarra River Corridor

e Areas of landscaping to minimise the visual intrusion of development in the Yarra
River Corridor.

5.0 Reference Documents (Policy Reference)

e 20
e Johnston Street Local Area Plan — December, 2015

City of Yarra, Yarra River Corridor Strategy, Planisphere, 2015

INCORPORATED PLAN OVERLAY - SCHEDULE 1 Pace3 oF 3
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18-62 Trenerry Crescent, Abbotsford Plan

1.0

2.0

2.0

The Plan

The 18-62 Trenerry Crescent, Abbotsford Plan consists of this ordinance and the 18-62 Trenerry
Crescent Framework Plan

Purpose

To facilitate the use and development of the land at 18-62 Trenerry Crescent for a mixed use
development including dwellings, retail premises and office uses that will provide jobs and
business activity for the local area.

To encourage new development that respects the sensitive Yarra River corridor interface, the
heritage values of the site and former industrial character of Trenerry Crescent.

Objectives

Use principles

e Encourage and support a mix of retail, office and accommeodation uses that complement the
location and bring life to the arca.

» Retain employment generating land uses on the site, whilst permitting residential uses and
encouraging mixed use activities consistent with the character of the area.

o Encourage offices, retail uses such as cafes and restaurants at the lower levels of any
development that support local residential and commercial uses on the site and nearby.

Development principles

o Provide for new development to be set back from the Yarra River interface to provide a
transition in built form and minimise the visual prominence of development from the Yarra
River corridor and Yarra Bend Park.

e Facililate development that responds to the robust former industrial buildings along the east
side of Trenerry Crescent, acknowledging the change that has occurred along Trenerry
Crescent and having regard to the built form expectations outlined in the Johnston Street
Local Area Plan 2015.

¢ Retain the identified heritage [agades shown on the 18-62 Trenerry Crescent Framework Plan
in Figure | and where practicable, other elements of the heritage fabric to provide a contextual
link to the historical industrial uses along Trenerry Crescent.

* Maintain a visual connection to the retained heritage elements on the site when viewed from
Trenerry Crescent and Turner Street.

e Provide an appropriate separation and/or transition between the street wall fagade height of
new development and the fagade of the existing heritage building, as viewed along Trenerry
Crescent.

e Provide appropriate setbacks from Trenerry Crescent and Turner Street at upper levels beyond
the street wall height to minimise visual dominance of upper levels in the street, as well as the
potential for overshadowing the property to the south.

¢ [Ensure that upper level development is sufficiently setback from the retained heritage fagades
to enable them to be understood as having three dimensional form and appreciated as separate
from the new development behind.

e Ensure that built form at the river corridor interface is well designed and articulated in order to
break up the building mass.

e Locate taller built form towards the Trenerry Crescent interface (away from the river corridor)
and set back upper levels from the street wall fagade.

e Provide an appropriate design response to the heritage building on the site in accordance with
a Conservation Management Plan (CMP) or comprehensive heritage analysis.
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Ensure that the form of development reflects high quality architecture, urban design and
landscaping.

Ensure that the design and use of materials are respectful of the natural characteristics of the
river corridor, responding to the former industrial character, avoiding reflective and/or
contrasting materials along the banks of the river.

Respect and seek to improve the public realm along the Turner Street frontage as a key
pedestrian and cycling link to the Yarra River corridor.

Have regard to views to the Yarra River corridor from the public realm.

Provide separate entries for different land uses.

Landscape principles

Encourage the use of sustainable practices in vegetation selection, stormwater runoff, removal
of weeds, vegetation and revegetation of the Yarra River bank (between the title boundary and
the Capital City Trail) with local indigenous species.

Protect the street trees in Trenerry Crescent and Turner Street which provide a distinct
landscape character and physically connect the urban environment with the Capital City Trail
and the Yarra River.

Seek to improve the streetscape in Turner Street with footpath upgrades and the introduction
of Water Sensitive Urban Design initiatives,

Ensure any new development incorporates landscape and planting features that integrate with
the river environs.

Sustainable Transport Principles

Provide adequate and convenient on-site parking to cater for the needs of any mixed use
development whilst acknowledging the provision of public transport in close proximity to the
site and sustainable transport principles.

Provide adequate bicycle [acilities (bicycle storage spaces and end-ol-trip facilities) for future
residents and workers on the site to reduce the need for car parking spaces and consequently,
reliance on motor vehicles.
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CAPITAL CITY TRAIL
YARRA RIVER

URNER STREET
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Planning and Environment Act 1987

Panel Report

Yarra Planning Scheme Amendments C218 and C219

Rezoning of sites in Trenerry Crescent, Abbotsford

25 October 2017
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State
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Planning and Environment Act 1987

Panel Report pursuant to section 25 of the Act
Rezoning of sites in Trenerry Crescent, Abbotsford
Rezoning of sites in Trenerry Crescent, Abbotsford
25 October 2017

£

Geoff Underwood, Chair Amanda Cornwall, Member

o R | A Planning

State Panels
Government Victoria
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Yarra Planning Scheme Amendments C218 and C219 Panel Report | 25 October 2017
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Overview

........................ Amendment Summary

The Amendments

Yarra Planning Scheme Amendments C218 and C219

Brief description

The Amendments rezone land from Commercial 2 Zone to
Commercial 1 Zone (C218) and Mixed Use Zone (C219) to facilitate
development for residential and commercial uses. Amendment
C218 applies an Incorporated Plan Overlay and Amendment C219
applies a Development Plan Overlay to the respective sites to guide
future development. The Amendments reflect the requirements of
Design and Development Overlay Schedule 1 (Yarra River Corridor
Protection) (DDO1) and the heritage values of existing buildings on
the subject sites in Heritage Overlay (Schedule 337 — Victoria Park
Precinct) (HO337).

Subject sites

18-62 Trenerry Crescent, Abbotsford (C218)
112-124 and 126-142 Trenerry Crescent, Abbotsford (C219)

The Proponents

Joval Pty Ltd for C218 and Australian Education Union for C219

Planning Authority

Yarra City Council

Authorisation

Granted on 8 November 2016 with the following conditions:

e the Amendments must be consistent with the Yarra River
Corridor Controls which were at the time being prepared by the
Department of Environment, Land, Water and Planning

o for Amendment C218 the proposed Schedule 2 to the IPO
must be drafted in accordance with the Minister’s
Direction on the Form and Content of Planning Schemes
for Schedules to the Incorporated Plan Overlay

e for Amendment C219 the proposed Schedule 14 to the
DPO must be drafted strictly in accordance with the
Minister’s Direction on the Form and Content of Planning
Schemes for Schedules to the Development Plan Overlay

e for Amendment C219 any clerical or minor errors in the
Building Heights Plan within the proposed Schedule 14 to
the DPO be amended to the satisfaction of DELWP officers
prior to exhibition.

In its Part A submission Council outlined how the conditions have

been complied with. The Victorian Government gazetted the Yarra

River Corridor Controls in the form of GC48 on 24 February 2017.

Council addressed the new DDO1 in post exhibition changes to the

Amendments.

Exhibition

24 November to 24 December 2016.
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Post exhibition changes On 4 July 2017 Council endorsed post exhibition changes to the

to Amendments

Submissions

Amendments that include:

e A proposal to require a traffic impact assessment at the
planning permit stage and to secure a proportional contribution
from the proponents to the cost of traffic signals and works to
manage increased traffic resulting from the developments;

e Changes necessary to align with revised Design and
Development Overlay Schedule 1 (DDO1) for the Yarra River
gazetted in February 2017, which include:

o mandatory controls for building heights and
setbacks, and
o controls to limit overshadowing of the Yarra River.

® Introducing controls that give further recognition of the

heritage values of buildings on each site.

There were 16 submissions for each Amendment. Of those
submissions, 14 were by the same people or organisations for both
Amendments.

Obijections and concerns

Most of the submitters either objected to or expressed concerns
about the Amendments based on impacts on local traffic and
parking, the removal of third party rights under a DPO and IPO,
inadequate building height and setback requirements to protect
visual impacts on the Yarra River, and inadequate protection of
heritage buildings.

Support

The proponents for each Amendment supported the Amendments
with the exception that the Proponent for C219 did not support the

proposed publicly accessible shared pathway through the middle of
their site.

One other submitter supported Amendment C218.

Panel Process

The Panel

Directions Hearing

Geoff Underwood (Chair) and Amanda Cornwall. Trevor McCullough
was chair of the Panel for the Directions Hearing.

25 July 2017 at Planning Panels Victoria, 1 Spring Street, Melbourne

Panel Hearing

9, 10, 11 August 2017 at the Collingwood Town Hall and 16, 17 and
18 August 2017 at the Richmond Town Hall

Site Inspection

Accompanied, 9 August 2017
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Appearances Greg Tobin, Harwood Andrews Legal and Evan Burman for Yarra City
Council who called the following expert witnesses:
- MrJason Sellars, GTA Consultants on traffic
- MrJim Gard’ner, GJIM Heritage on heritage (by Skype).
Jeremy Gobbo QC for the C218 Proponent instructed by Romy
Davidov, Best Hooper, who called the following expert witnesses:
- Charmaine Dunstan, Traffix Group on traffic
- Brodie Blades, David Lock Associates on urban design
- Bryce Raworth, Bryce Raworth and Associates on
heritage
- Peter Lovell, Lovell Chen on heritage
- Stuart McGurn, Urbis on town planning
- John Patrick, John Patrick and Associates on landscape
(provided expert report but did not appear).
Matthew Townsend, for the C219 Proponent instructed by Nick
Sissons, Holding Redlich who called the following expert witnesses:
- Mr John Glossop, Glossop Town Planning on town
planning
- Ms Deborah Donald, O'Brien Traffic on traffic
- Mr Mark Sheppard, David Lock Associates on urban
design
- Mr Bruce Trethowan on heritage (provided expert
report but did not appear).
Andrew Rasulo for VicRoads.
Janet Taylor for Collingwood Historical Society.
Clare Scarlett attended for Boroondara City Council on day 1 only.
Date of this Report 25 October 2017
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Executive Summary

(i) Summary

Rezoning of sites in Trenerry Crescent, Abbotsford (the Amendments) seek to rezone two
sites on Trenerry Crescent Abbotsford from Commercial 2 Zone to allow the development of
the sites for mixed use including commercial and residential uses.

Strategic planning for the Trenerry Crescent area and the two sites support the rezoning and
redevelopment of the sites consistent with recent development in the area. The sites are
two of three sites remaining for redevelopment. The Amendments have strong strategic
planning support.

Trenerry Crescent is within a Heritage Overlay for the broader Victoria Park Precinct and the
two sites each contain buildings of heritage significance under the Overlay. One of the sites
at 112-12 and 126-142 Trenerry Crescent has a significant building that will influence any
redevelopment proposal.

Land fronting the east side of Trenerry Crescent also backs onto the Yarra River corridor.
Recent amendments to the Yarra River controls have applied a new level of development
control not in operation at the time of exhibition of Amendments C218 and C219. The
Minister for Planning’s authorisation for the preparation of the Amendments included a
specific requirement that the form of the amendments had to be in strict compliance with
the form of Design and Development Overlay 1 now applying to the sites. The Yarra City
Council made variations to the exhibited form of the amendments to reflect the provisions
of DDO1 and the development constraints applying to the sites.

Presentations to the hearing by the Council as the planning authority and the proponents for
Amendments C218 and C219 sought variations to the exhibited documents according to
their interpretation of the new controls.

Submissions to the amendments were made by residents of Trenerry Crescent concerned at
the impact of traffic from the redevelopment to follow rezoning, the impact of development
on the river corridor and heritage issues.

VicRoads appeared at the hearing to further its submission that redevelopment of the sites
would add to traffic problems at the intersection of Trenerry Crescent and Johnston Street
and to call for contributions from the landowners toward any works necessary to mitigate
traffic impacts. During the hearing, VicRoads changed its submission to relinquish the idea
of contributions to works.

The protection of the Yarra River corridor is supported by the C218 and C219 Proponents.
Each landowner accepts the responsibility to protect the river corridor from additional
overshadowing, to limit the visibility of buildings from the river corridor and the Capital City
Trail that runs along the riverbank and the imposition of development constraints in the
resulting controls implemented by DDO1 and the respective Incorporated Plan Overlay and
the Development Plan Overlay.

The key issues at the hearing focussed on the form of the heritage and planning controls for
each site. After exhibition of the Amendments, council sought and obtained heritage advice
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that proposed additional layers of control through the IPO and the DPO as well as citations
specially prepared for each site. The council relied upon the advice of its heritage adviser to
propose increased protection of existing buildings and to enhance the heritage values of
each site. On the other hand, each of the proponents submitted evidence from their own
advisors.

The respective submissions presented the Panel with the task of framing controls that
allowed redevelopment opportunities while respecting the sensitivity of the Yarra River and
environs as required by the DDO1, the heritage of the Victoria Park Precinct and the
individual buildings as well as impacts on the local area. The Panel has redrafted the IPO and
the DPO and the associated documents to achieve a balance between what might be
thought to be competing objectives. The Panel’s preferred form of the revised IPO2, DPO14
and the heritage citation for the building at 18-62 Trenerry Crescent are included as
appendices.

This report deals provides specific recommendations for Amendments C218 and C219 after
discussing the issues that are common to each.

The Panel recommends that the Amendments be adopted with the changes as
recommended and contained in the revised documents.

The Panel recommends approval notwithstanding the submissions from local residents who
sought the rejection of the rezonings on traffic grounds. The Panel agrees with each of the
traffic experts who appeared at the hearing who advised that in their opinion there would
be some increase in traffic from the redevelopments to follow but the increases would be
marginal and not sufficient to warrant rejection of the Amendments.

(i) Recommendations

Based on the reasons set out in this Report, the Panel recommends that Rezoning of sites in
Trenerry Crescent, Abbotsford be adopted as exhibited subject to the following
modifications:

1. In Amendment C218

a) delete any duplication of Design and Development Overlay Schedule 1
provisions in Incorporated Plan Overlay Schedule 2 but include a
reference to applicable Design and Development Overlay Schedule 1
requirements and retain specific provisions that add to Design and
Development Overlay Schedule 1, and

b) delete parts of the Incorporated Plan for the building height and set back
provisions of Design and Development Overlay Schedule 1and add a note
that Design and Development Overlay Schedule 1 applies, and express a
discretionary preferred maximum 25 metre height (see Appendix C).

2.  In Amendment C219
a) delete any duplication of Design and Development Overlay Schedule 1
provisions in Development Plan Overlay Schedule 14 but include a
reference to applicable Design and Development Overlay Schedule 1
requirements and retain specific provisions that add to Design and
Development Overlay Schedule 1, and
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b) delete parts of the Indicative Framework Plan for the building height and
set back provisions of Design and Development Overlay Schedule 1 and
add a note that Design and Development Overlay Schedule 1 applies, and
express a discretionary preferred maximum 25 metre height (see
Appendix E).

3.  Retain the provision in Amendments C218 and €219 requiring the proponent to
provide a traffic and car parking impact assessment but delete reference to it
being to the satisfaction of VicRoads and the requirement for proponents to
contribute to mitigation works. The Panel’s preferred version of the relevant
provisions are set out in Appendices C and E.

4. In Amendment C218
a) Adopt the form of Incorporated Plan Overlay Schedule 2 as contained at
Appendix C to clarify building height controls
b) Adopt the statement of significance for 18-62 Trenerry Crescent
Abbotsford as presented by Mr Lovell for the C218 Proponent and
included at Appendix D.

5.  Adopt the form of Incorporated Plan Overlay Schedule 2 as contained at Appendix
C to improve form and content of the overlay and the Indicative Framework Plan.

6.  Adopt the heritage citation for the former Austral Silk and Cotton Mills warehouse
and factory complex as prepared by GIM Heritage for inclusion as a reference
document at Clause 22.02-8.

7. Adopt the form of Development Plan Overlay Schedule 14 as contained at
Appendix E.

8. Delete the requirement for the publicly accessible shared path shown on the
Indicative Framework Plan and adopt the wording on the Panel preferred form of
the Indicative Plan at Appendix E.
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1 Introduction

1.1 The Amendments
1.1.1 Purpose of the Amendments

Amendments C218 and C219 are two separate proposals to rezone land along Trenerry
Crescent, Abbotsford to facilitate mixed use development for residential and commercial
uses. The subject sites are currently Commercial 2 Zone (C22).

The Amendments recognise the heritage values of existing buildings on the sites as set out in
Heritage Overlay (Schedule 337 — Victoria Park Precinct) (HO337). The Amendments also
reflect the special controls that apply to developments on the Yarra River Corridor under the
Design and Development Overlay, Schedule 1 (Yarra River Corridor Protection) (DDO1) with
effect from February 2017.

The Amendments ensure necessary environmental assessment of the sites to address any
potential soil contamination by applying the Environmental Audit Overlay (EAO).

Description of Amendment C218

Amendment C218 proposes to rezone land at 18-62 Trenerry Crescent from C2Z to
Commercial 1 Zone (C1Z) and to apply an Incorporated Plan Overlay (IPO) that provides site
specific guidance on a future development proposal.

The building at 18-62 Trenerry Crescent is an Individually Significant heritage building
affected by HO337. It comprises a heritage building at the corner of Trenerry Crescent and
Turner Street with alterations and extensions principally to the rear in 1984.

Description of Amendment C219

Amendment C219 proposes to rezone two properties at numbers 112-124 and 126-142
Trenerry Crescent from C2Z to the Mixed Use Zone (MUZ). The proponent currently
occupies and operates the recently refurbished building at 126-142 Trenerry Crescent as a
commercial site.

The Amendment proposes to apply a Development Plan Overlay (DPO) with a new Schedule
14 (DPO14) to the site to manage future development of either property to achieve positive
public realm, urban design and built form outcomes.

The building at 112-124 Trenerry Crescent is an Individually Significant heritage building
affected by HO337. Its future use is reliant on the adaptability of the building which was
part of the former Austral Silk and Cotton Mills Factory complex.

1.1.2 The subject sites

Amendment C218 applies to land at 18-62 Trenerry Crescent, Abbotsford and Amendment
C219 applies to 112-124 and 126-142 Trenerry Crescent shown in Figure 1.

Page 1
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| . AMENDMENTC219
__—— 112-124%126-142 Trenerry Crescent
Proposed Mixed Use Zone &
Development Plan Overlay

~ AMENDMENT C218
18-62 Trenerry Crescent
Proposed Commercial 1 Zone &
Incorporated Plan Overlay

Figure 1 The subject sites
1.2 Background to the proposals

Amendment C218 was prepared at the request of the landowner, Joval Pty Ltd (C218
Proponent). Representatives for the C218 Proponent have discussed potential rezoning of
the €218 site with Council officers since 2011.

Amendment C219 was prepared at the request of the landowner the Australian Education
Union {C219 Proponent). In March 2016 representatives of the C219 Proponent presented
Council with a proposal for Amendment C219.

13 Issues dealt with in submissions and post exhibition changes

Council received 16 submissions. The submitters were the same for both amendments,
except the respective proponents and two individual submitters. See Appendix A.

Submitters raised a number of issues which Council summarised in its Part A submission.*
Common themes across the submissions were as follows:

(a) increased traffic volume and need for traffic management measures

(b) protection of heritage buildings on the respective sites

(c) building heights and setbacks (sometimes related to consistency with DDO1)

(d) visual impact of new development on the Yarra River corridor

(e) impact of increased population on infrastructure, character and amenity

(f) removal of third party rights as a result of an IPO for C218 and a DPO for C219.

Document 1, Appendix B.

Page 2

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018



Agenda Page 39
Attachment 2 - Yarra C218 and C219 Panel Report

Yarra Planning Scheme Amendments C218 and C219 | Panel Report | 25 October 2017

The proponents supported the Amendments as exhibited except that the C219 Proponent
opposed a requirement to provide a publicly accessible shared pedestrian and cycling path
through the middle of the two properties.

In response to submissions, Council sought further advice on heritage and traffic issues,
which informed changes to the amendments. The proponents also commissioned
consultants to undertake further work on traffic impact assessment, and visual impact
analysis.

Revised DDO1 was gazetted on 24 February 2017, introducing mandatory maximum building
heights and setbacks, and controls to limit overshadowing and provide protection of the
Yarra River.

Upon receipt of the further expert advice it commissioned, and upon the changes to DDO1,
Council made a number of substantial post exhibition changes to the Amendments:
e to align the Amendments with the revised DDO1 for the Yarra River corridor
e torequire a traffic impact assessment with the planning permit and consideration
of a financial contribution by the proponents to any traffic mitigation works
* tointroduce new controls that further recognise the heritage values of existing
heritage buildings.

At the ordinary Council meeting on 4 July 2017 Council resolved to:

e Endorse the post exhibition changes to the Amendments

* Include heritage citations prepared for the Council by GJM Heritage (GJM) as reference
documents to clause 22.02-8 (Development guidelines for sites subject to the Heritage
Overlay —references)

e Request the Minister for Planning to appoint a Panel to consider the Amendments in
accordance with section 23 of the Planning and Environment Act.

Council notified submitters of the changes on 11 July 2017. Details of the post exhibition
changes to the Amendments are set out in Council’s Part A submission.’

1.4 Issues dealt with in this report

Council requested the Panel hear the Amendments together because of the common issues
and common submitters. In this report, the Panel has grouped issues that are common to
both Amendments and addressed specific issues in separate chapters.

This report deals with the issues under the following headings:

e Section 1 - Issues common to both Amendments
e Strategic policy and the nature of the planning controls
- Policy framework
- Planning Scheme Provisions
¢ [ssues common to both Amendments
- DDO1 Yarra River corridor controls
- Trafficissues

Document 1, Attachment D for Amendment C218 and Attachment E for Amendment C219.
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e Section 2 — Issues specific to each Amendment
* Issues specific to Amendment C218
- Heritage
- Discretionary heights
- Form and content of Amendment C218 and IPO.
* [ssues specific to Amendment C219
- Heritage and urban design
- Form and content of Amendment C219 and DPO
- Requirement for public shared pathway.

The Panel has provided the recommendations for each Amendment separately, as requested
by Council.

Page 4
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Section 1 — Issues common to both Amendments

Page 5
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2  Strategic policy and nature of controls

Council provided a response to the Strategic Assessment Guidelines as part of the
explanatory report to the exhibited Amendments. The Panel has reviewed Council’s
response and the policy context of the Amendments, and has made its appraisal of the
relevant zone and overlay controls and other relevant planning strategies.

2.1 Policy framework
2.1.1 State Planning Policy Framework

Council’'s Part A submission stated that the State Planning Policy Framework (SPPF)
provisions most relevant to the Amendments are:

e Clause 11 — Settlement;

Clause 12 — Environmental and Landscape Values;

Clause 13 — Environmental Risks;

Clause 15 — Built Environment and Heritage;

Clause 16 — Housing; and

Clause 17 — Economic Development.

Council stated that the Amendments respond to the SPPF as follows:*

e The rezoning of the C218 and C219 sites will contribute to the provision of serviced land
for housing and diversity of choice; it will provide opportunity for new uses to establish
to broaden the mix in the area and provide employment opportunities (Clause 11).

e |PO2 in Amendment C218 and DPO14 in Amendment C219 will apply controls and
guidelines consistent with DDO1 and SLO1 to respond to the significance and values of
the Yarra River corridor (Clause 12).

* The application of the EAO will ensure any potentially contaminated land is suitable for
its intended future use and development (Clause 13).

e [PO2 in Amendment C218 and DPO14 in Amendment C219 will guide development to
provide an appropriate built environment and public realm whilst respecting the natural
environment (Clause 15).

e The rezoning of the C218 and C219 sites will provide for diversity of housing that is
integrated, accessible, sustainable and proximate to activity centres, public transport,
schools and open space (Clause 16).

e The C1Z in Amendment C218 and MUZ in Amendment C219 will encourage economic
development and allow for mixed use activities and higher density on the well-located
sites (Clause 17).

The Amendments support the following policies and directions in Plan Melbourne 2017-
2050, which has been approved by Government since the exhibition of the Amendment:
e Direction 2.2: Deliver more housing closer to jobs and public transport.
s Policy 2.2.3: Support new housing in ... places that offer good access to jobs,
services and public transport.
s Direction 4.4: Respect Melbourne’s heritage as we build for the future.

¥ Document 1, paragraphs 64-73.
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s Policy 4.4.1: Recognise the value of heritage when managing growth and
change.

The evidence of Mr Stuart McGurn, town planning expert for the C218 Proponent, and Mr
John Glossop, town planning expert for the C219 Proponent, support Council’s view on the
relevant state planning policy.

The Panel agrees with Council’s analysis of the applicable provisions of the SPPF.
2.1.2 Local Planning Policy Framework

The Amendments respond to the Local Planning Policy Framework (LPPF), which comprises
the Municipal Strategic Statement (MSS) at clause 21 of the Yarra Planning Scheme and
specific local planning policies. The LPPF includes several provisions relevant to the
Amendments, including:

* Municipal Profile (Clause 21.02);

e Vision (Clause 21.03);

e Lland Use (Clause 21.04);

Built Form (Clause 21.05);

Transport (Clause 21.06);

Environmental Sustainability (Clause 21.07);

Neighbourhoods (Clause 21.08);

Development Guidelines for Sites Subject to the Heritage Overlay (Clause 22.02);
Environmentally Sustainable Development (Clause 22.17).*

Council submitted that broadly the Amendments respond to the vision and objectives in the
LPPF as follows:

e The C218 and C219 sites are well-located to allow the type of development
envisaged by the LPPF, which responds to the opportunities emerging from
the changing economic structure of the city.

* The Amendments will provide increased flexibility for a wider range of uses
(including residential), which will enhance commercial activity in the area.

e The application of the IPO and DPO controls will ensure that new
development addresses the urban design objectives and strategies in the
LPPF.

e The C218 and C219 sites are located adjacent to the Yarra River. They are
well connected to public transport, the Capital City Trail and main roads
and present significant opportunity for new development.

The evidence of Mr McGurn and Mr Glossop, support Council’s view on the relevant local
planning policy.

The Panel agrees with Council’s analysis of the applicable provisions of the LPPF.

2.1.3 Other planning strategies or policies used in formulating the Amendment

Yarra Business and Industrial Land Strategy

*  Document 1, paragraphs 74-76.
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Council adopted the Yarra Business and Industrial Land Strategy (BILS) in 2012 to guide
decision-making relating to future land use, strategic planning and rezoning requests.

BILS recommended as follows for ‘CIB 3 — Trenerry Crescent Node’:”

Rationale: This precinct has an interface with the Yarra River which should be
maximised through employment and business opportunities. The precinct is
deemed unsuitable for future industrial investment and it is recommended
that areas of Business 3 Zone6 be rezoned to Business 2 Zone. Existing
Business 2 and 5 zone areas should be retained.
e Recommended Zones: Retain current zoning arrangements
pending further investigation.
e Undertake master planning for this area to deal with urban
design and access issues and in particular the interface with
Yarra Parklands.

Council completed the further investigation and master planning as part of the Johnston
Street Local Area Plan (JSLAP), which Council adopted in December 2015.
Johnston Street Local Area Plan and Amendment C220

The strategic basis for the Amendments is supported in the JSLAP, which includes as a land
use recommendation:’

Retain employment generating land uses activities along Trenerry Crescent,
whilst permitting residential uses and encouraging mixed use activities that
respect the Yarra River corridor.

With respect to built form, the JSLAP makes the following recommendation:*

Ensure that development respects the natural, vegetation dominated
characteristics of the Yarra River corridor through recessive, high quality
architectural design that displays well-articulated built form.

The subject sites are located within Precinct 7 of the JSLAP (Trenerry Crescent). It describes
the future character of the precinct as an ... eclectic mix of existing heritage buildings and
well designed newer buildings ... [where] ... a mix of offices and residential apartments brings
life to the street.

Precinct 7 contains the following built form guidelines and principles:

Trenerry Crescent Interface

e Street wall/facade height: 4 storeys (15m)
e Max height: 6-8 storeys (25m)

Page 44.

The C218 and C219 sites were zoned Business 3 at the time. On 15 July 2013, land zoned Business 3 was
converted to C2Z.

Page 44.

Page 50.
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e Upper levels should be set back to reduce visual impact and
overshadowing of public and private spaces.’

It also addresses the River Interface and references DDO1.

Council prepared Planning Scheme Amendment C220 to implement the JSLAP in two of its
precincts which do not include Trenerry Crescent. Amendment C220 was granted
conditional Ministerial authorisation on 9 March 2017. Since then, Council has undertaken
further urban design analysis and plans to reconsider Amendment C220 later in 2017.

2.2 Planning scheme provisions
2.2.1 DDO Schedule 1 (Yarra (Birrarung) River Corridor Protection)

DDO1 sets out objectives, permit requirements, application requirements and decision
guidelines relating to the Yarra River corridor.

The explanatory report for Amendment GC48 which introduced the DDO1 controls
summarises the changes as introducing:

..mandatory overshadowing, building height and setback requirements for
private land within close proximity to, or abutting the Yarra River.
discretionary controls relating to overshadowing of public open space,
permeable surface minimums, materials selections and other siting and design
of built form requirements.

GC48 replaced existing DDO controls in the Yarra, Boroondara and Stonnington planning
schemes. The C218 and C219 sites are now shown on DDO1 Map Area C with the mandatory
building height and setback requirements.

The revised DDO1 is an interim control with an expiry date of 31 January 2021.

Council submitted that the exhibited Amendments were consistent with the revised DDO1,
but Council endorsed a number of minor post-exhibition changes in response to Amendment
GC48 and submitter concerns. The changes modify how building heights are specified in the
Incorporated Plan to the IPO in Amendment C218 and in the Indicative Framework Plan in
DPO14 in Amendment C219.

The mandatory building heights and set back requirements in DDO1 are discussed in detail in
chapter 3.1.
Significant Landscape Overlay — Schedule 1 (Yarra (Birrarung) River Corridor Environs)

At the time of exhibition, an Environmental Significance Overlay — Schedule 1 (Yarra River
Environs) (ESO1) applied to the sites. DDO1 replaced the ESO1 with the Significant
Landscape Overlay — Schedule 1 (Yarra (Birrarung) River Corridor Environs) (SLO1).

Like the DDO1, the SLO1 sets out objectives, permit requirements, application requirements
and decision guidelines relating to the Yarra River corridor.

The SLO1 is an interim control with an expiry date of 31 January 2021.

°  Johnston Street Local Area Plan, page 55.
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2.2.2 Heritage Overlay — Schedule 337 (Victoria Park Precinct, Abbotsford)

The sites have buildings that are included within the Heritage Overlay (HO337 — Victoria Park
Precinct) so planning permit applications are considered against the provisions of the
Heritage Overlay and heritage policy in Clause 22.02 of the Yarra Planning Scheme.

The Heritage Overlay includes the following within its purpose:
To conserve and enhance heritage places of natural or cultural significance.

To conserve and enhance those elements which contribute to the significance
of heritage places.

To ensure that development does not adversely affect the significance of
heritage places.

The Heritage Overlay requires a permit to subdivide land, demolish or remove a building,
construct a building or carry out works. It provides that before deciding on an application
the responsible authority must consider certain matters including:

The significance of the heritage place and whether the proposal will adversely
affect the natural or cultural significance of the place

Any applicable statement of significance, heritage study and any applicable
conservation study

Whether the location, bulk, form and appearance of the proposed building will
adversely affect the heritage place

Whether the demolition, removal or external alteration will adversely affect
the significance of the heritage place

The City of Yarra Review of Heritage Overlay Area 2007, HO337 Victoria Park Heritage
Overlay Area, Abbotsford includes a Statement of Significance for the Victoria Park Heritage
Overlay Area (Industrial sub-area). Under the heading ‘What is significant?’, the statement
includes the following under the sub-heading ‘Industry’:

The massive Austral Silk and Cotton Mills complex was built at the north end
of Trenerry Crescent in 1927 and the Yarra Falls Spinning Mills had also
expanded in the area during the early 20" century. Their administrative
complex was built in 1919 facing Johnston St and the landmark 1930s Byfas
building was built, facing Trenerry Crescent, to produce textiles during World
War Two. The combination of these extensive industrial complexes has a
strong built character that is evident from within the Heritage Overlay Area
and from distant views down the Yarra River and the Eastern Freeway.

In the last two decades of the 20" century, these large industrial and mill
buildings have been gradually decommissioned and recycled for light
industrial, commercial or residential uses. Some of these developments have
been innovatory in the re-use of significant industrial structures, such as Daryl
Jackson’s award winning design for the Esprit company in the 1980s.

The City of Yarra Review of Heritage Overlay Areas 2007, Appendix 8 identifies whether sites
subject to the Heritage Overlay are ‘individually significant’, ‘contributory or ‘not
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contributory’. Appendix 8, as revised in May 2017, is an incorporated document in the
Schedule to Clause 81.01. It identifies:
- 18-62 Trenerry Crescent as individually significant, described as a
‘factory/warehouse complex, later Esprit offices’ and dated ‘1890-1925, 1982’.
- 112-120 Trenerry Crescent as individually significant, described as ‘Austral Silk
and Cotton Mills factory/warehouse complex, former’ and dated 1927.

The Scheme does not currently incorporate or refer to statements of significance for 18-62
Trenerry Crescent or 112-124 Trenerry Crescent.

Council endorsed a number of post exhibition changes to the Amendments in July 2017 to
reinforce the requirements of the Heritage Overlay and the heritage significance of the
individually significant buildings. The Council’s proposed changes to the Amendments are
discussed in chapters 4 and 5.

2.2.3 Land Subject to Inundation Overlay

The Land Subject to Inundation Overlay (LSIO) applies to each of the properties and sets out
objectives and application requirements in relation to the potential flooding impacts on sites
and seeks to ensure that built form responses minimise the impacts of flooding.

2.3 Nature of the controls
2.3.1 Proposed planning controls

The proposed planning controls for C218 rezone the land to C1Z, apply an Incorporated Plan
Overlay (IPO) — Schedule 2 and apply the Environmental Audit Overlay (EAO).

The proposed planning controls for Amendment C219 are to apply a MUZ, apply a
Development Plan Overlay (DPQ) — Schedule 14 (DPO14) and apply the EAO.

The Panel has assessed the appropriateness of the overlays and zones and whether the
Council should apply the same zone to the whole of Trenerry Crescent. The urban design
evidence, particularly the JSLAP and DDO1 indicates that Council should treat all of Trenerry
Crescent as one unit, with one zone and one overlay.

Council stated that the proponents chose the IPO and DPO as the most appropriate planning
control for the respective sites.

Council considered the IPO to be appropriate as part of Amendment C218 to specify both:

¢ land use requirements, to ensure a minimum of 20 per cent of the floor space in any new
development for office, retail, commercial or other employment-generating uses; and

e built form requirements, to ensure a built form outcome that responds to the site’s
interface with the Yarra River corridor and public realm along Trenerry Crescent and
Turner Street.

Council stated that it considered the DPO an appropriate control for Amendment C219 to

manage future development to ensure it:

* s respectful of the Yarra River corridor and the heritage building at 112-124 Trenerry
Crescent; and

* delivers benefits to the public realm, including:
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- the retention of views to the Yarra River corridor from Trenerry Crescent
between 112-124 and 126-142 Trenerry Crescent; and

- connectivity improvements for pedestrians and cyclists by a shared path through
the site, linking Trenerry Crescent and the Capital City Trail.

2.3.2 Purposes of IPO and DPO

The purposes of an IPO and DPO according to Planning Practice Note 23 — Applying the

Incorporated Plan and Development Plan Overlays (August 2015) (PPN23) are:

e to identify areas that require the planning of future use or development to be shown on
a plan before a permit can be granted

e to exempt a planning permit application from notice and review if it is generally in
accordance with an approved plan.

An IPO and DPO both:

* require a plan to be prepared before a permit is granted, unless the schedule specifies
otherwise;

e guide the content of that plan through requirements identified in the schedule; and

e remove notice requirements and third party review rights for planning permit
applications that are ‘generally in accordance with’ the plan. This aspect of the overlays
is discussed in further detail below.

The key difference is:

If the planning authority uses an IPO, the plan will be an incorporated
document, part of the planning scheme. A planning scheme amendment will
be needed to introduce or change the plan.

If the planning authority uses a DPO, the plan will be a development plan. A
development plan is not incorporated into the planning scheme. It can be

introduced or changed ‘to the satisfaction of the responsible authority’. *°

Council stated that Amendment C218 proposes to apply the IPO and to incorporate the plan.
There will only be further opportunity for third party input into the plan for Amendment
C218 if changes are subsequently sought to that plan.

PPN23 advises that:'!

The IPO requirement for a planning scheme amendment to incorporate or
change the plan enables third parties to be involved in the process of making
or changing the plan. For this reason, the IPO should normally be used for
sites that are likely to aoffect third-party interests and sites comprising multiple
lots in different ownership.

Because the DPO has no public approval process for the plan, it should
normally be applied to development proposals that are not likely to
significantly affect third-party interests, self-contained sites where ownership

10
11

PPN23, page 3.
PPN23, page 3.
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is limited to one or two parties and sites that contain no existing residential
population and do not adjoin established residential areas.

Council stated it decided to consider the stricter set of factors identified in PPN23 for the

DPQ in relation to both Amendments. It noted that:

e both sites are in single ownership;

s neither site contains an existing residential population; and

e neither site directly interfaces with residentially zoned land, although the land to the
west of Trenerry Crescent is located in the Neighbourhood Residential Zone.

Council stated that it considered the key difference between the use of the overlays in these
Amendments is that Amendment C218 includes the plan to be incorporated, and therefore
provides a higher level of certainty as to the use and development outcome on that site.

It stated that Amendment C219 retains more flexibility, with a development plan to be
prepared at a later date. This is more attractive to the C219 Proponent, which advised the
Panel that is does not propose to develop the site at this stage. It has recently refurbished
the building at 126-142 Trenerry Crescent which it is currently occupying.

2.3.3 Third party rights

The IPO and DPO parent provisions provide exemption from notice and review of any
application under any provision of this scheme which is generally in accordance with the
incorporated plan or development plan respectively.

Submissions 6, 8 and 14 (Collingwood Historical Society, Collingwood and Abbotsford
Residents’ Association Inc., and Yarra Riverkeepers Association) expressed the view that the
Council should not apply an IPO and DPO to the sites because they exempt notice and
review rights for third parties at the permit application stage.

Council submitted that the relevant question is whether sufficient community consultation
has been undertaken in relation to the Amendments to justify the exemptions. This includes
the level of detail made available for the community to consider and the degree of specificity
in the planning controls.

Council’s submission noted the comments of the Panel in Amendment C185 to the Ballarat
Planning Scheme, which considered the introduction of a Special Use Zone that effectively
removed third party notice and review rights. The Panel concluded that:*

... the rigorous controls and planning undertaken for SUZ15 as part of this
Amendment, including the community consultation undertaken, justifies the
exemption applying.

2 panel report dated 4 September 2015, page 110.
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Council submitted that the Amendments have provided an appropriate opportunity for the
community and affected parties to make submissions about future development on the sites
and provide input into the content and detail of the proposed provisions. 13

Council stated that it ensured that the absence of future notification and review rights was
clearly communicated when providing notice of the Amendments. The letters sent to
owners and occupiers in the surrounding area included a factsheet that stated:

It is important to note that this is [a] critical stage in the planning process as
there would be no requirement for the community to be notified about future
planning permit applications on the sites.

Council submitted that the proposed planning controls provide sufficient specificity and
certainty to manage future development outcomes in conjunction with the planning controls
that already apply to the Amendment sites.

The Collingwood Histarical Society submitted that an IPO and a DPO are not appropriate.
They stated that the owners benefit by fast tracking future development without further
third party input but there is no clear benefit to Yarra City Council, its residents and
ratepayers or to other Melbournians who enjoy the Yarra River and its surrounds.

2.3.4 Proposed zones
Both Amendment sites are currently located within C2Z. The purpose of the C2Z includes:

To encourage commercial areas for offices, appropriate manufacturing and
industries, bulky goods retailing, other retail uses, and associated business and
commercial services.

To ensure that uses do not affect the safety and amenity of adjacent, more
sensitive uses.

The use of land for ‘Accommodation (other than Caretaker’s house, Motel and Residential
hotel)" is prohibited in the C2Z.

The other sites on the eastern side of Trenerry Crescent are located within C1Z with the
exception of the site on the corner of Johnston Street. The zones are depicted in Figure 2
below.

Y Document 17, paragraph 40.
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Figure 2 Zoning on Trenerry Crescent

The future zones along the eastern side of Trenerry Crescent are specifically considered in
the JSLAP which states as follows with respect to the CIB 3 — Trenerry Crescent Node:

Trennery [sic] Crescent has only three sites that remain within the Commercial
2 Zone as maost sites have been redeveloped for residential and mixed use
activities (apartments). The remaining three sites present opportunities for
mixed use developments with a mix of office/commercial and residential uses.
New development will need to consider the sensitive interface of the Yarra
River corridor and respond accordingly.

The BILS recommends rezoning to allow a mix of office and residential uses.
The three sites that remain in the Commercial 2 Zone should be rezoned to the
Mixed Use Zone to facilitate the mixed-use development that is consistent with
the trends that have occurred along Trenerry Crescent in recent years.™

The ‘remaining three sites’ identified in the JSLAP include the two present Amendment sites.

The Land Use Framework Plan in the JSLAP depicts the eastern side of Trenerry Crescent,

including the Amendment sites as ‘mix of offices and residential uses, sensitive to the river

corridor’.*®

Amendment C218 — Commercial 1 Zone

Rezoning the €218 site from C2Z to C1Z would allow its redevelopment to include residential
use which Council considered to be appropriate and not contested.

The purpose of the C1Z includes:

To create vibrant mixed use commercial centres for retail, office, business,
entertainment and community uses.

14
15

Johnston Street Local Area Plan, page 18.
Johnston Street Local Area Plan, page 45.
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To provide for residential uses at densities complementary to the role and
scale of the commercial centre.

Council submitted that the outcome of Amendment €218 will be to create consistency of
zoning with the adjoining sites to the north and south.

Council submitted that the application of C1Z along the eastern side of Trenerry Crescent is

appropriate having regard to the size of the sites and their excellent access to:

e public transport, including the Victoria Park train station and bus routes along Johnston
Street;

* open space, including adjacency to the Yarra River parkland and Capital City Trail and
proximity to Victoria Park; and

e the Johnston Street Neighbourhood Activity Centre.

The C218 Proponent’s town planning expert Mr McGurn concluded that the proposed
rezoning to C1Zis apprn:)priate.16

Amendment C219 — Mixed Use Zone

Council supported the proposal by the C219 Proponent to rezone the land from C2Z to MUZ
as it would allow the continuation of the proponent’s business activities at 126-142 Trenerry
Crescent, as well as a mix of uses on both sites including dwellings.

The purpose of the MUZ includes:

To provide for a range of residential, commercial, industrial and other uses
which complement the mixed-use function of the locality.

To provide for housing at higher densities.

To encourage development that responds to the existing or preferred
neighbourhood character of the area.

Under the MUZ, ‘Dwelling {other than Bed and breakfast)’ is a section 1 (permit not
required) use.

Council submitted that rezoning the C219 site from C2Z to MUZ would allow its
redevelopment to include residential use which Council considers to be appropriate and not
contested.

Council stated that it was satisfied that the purpose provisions within the MUZ are
appropriate for this site and reflect the outcomes sought through application of the DPO and
proposed schedule. The MUZ is the zone specifically proposed for this site in the JSLAP.

It submitted that the application of a residential zone in this location constitutes an
appropriate response to the adjacent C1Z while achieving a sensible zoning transition at the
end of the parcels to the east of Trenerry Crescent.

The report of the C219 Proponent’s town planning expert, Mr Glossop, concludes that the
proposed rezoning is appropriate.’’ Mr Glossop acknowledges that the ‘intended mix of

16
17

Document 7, page 11.
Document 12, page 10.
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uses’ proposed for this site could also be achieved within the C1Z, but he prefers the MUZ
due to the condition that attaches to dwellings as a section 1 use in the C1Z.

2.4 Ministerial Directions and Practice Notes
2.4.1 Ministerial Directions

Council submitted that the Amendment meets the relevant requirements of the following

Ministerial Directions:

e Ministerial Direction 11 (Strategic Assessment of Amendments) and Planning Practice
Note 46 (Strategic Assessment Guidelines).

e Ministerial Direction on the Form and Content of Planning Schemes under Section 7(5) of
the Act.

2.4.2 The Form and Content of IPO and DPO

The authorisation for Amendment C218 required that the proposed Schedule 2 to the IPO
must be drafted in accordance with the Minister’s Direction on the Form and Content of
Planning Schemes for Schedules to the Incorporated Plan Overlay. This is discussed in
chapter 4.2.

The authorisation for Amendment C219 required that the proposed Schedule 14 to the DPO
must be drafted strictly in accordance with the Minister’s Direction on the Form and Content
of Planning Schemes for Schedules to the Development Plan Overlay. This is discussed in
detail in chapter 5.2.

2.4.3 Repetition of control provisions

Both the C218 Proponent and the C219 Proponent made submissions that the terms of the
control documents should be amended to remove what were described as repetitive and
therefore unnecessary provisions in the respective overlays and plans. The thrust of the
submissions was that repetition across the controls must be avoided to meet the
requirements of the direction on the Form and Content of Planning Schemes. Witness
statements from heritage and urban design experts sought changes on the grounds of
improving the relevance of the documents while the planning experts argued for improved
readability and clarity, among other things. The import of the changes varied for all experts
but the effect of Mr Glossop’s list of changes would result in severe editing of the relevant
overlay for the C219 site.

Council on the other hand, submitted that some repetition is acceptable depending on the
purpose of the control and the function of the repeated provision.

2.5 Discussion
2.5.1 Policy framework and strategies

The Amendments enjoy strong strategic support and are consistent with the directions and
policies of the metropolitan strategy and in Plan Melbourne 2017-2050. They are supported
by the JSLAP which recommends a mix of employment generating activities and residential
uses for Trenerry Crescent with future built form that respects the characteristics of the
Yarra River corridor.
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The Amendments are consistent with DDO1 and SLO1 relating to the Yarra River corridor
and the requirements in the local planning scheme of the HO337 Victoria Park Heritage
Overlay Area. The details of how the Amendments should reflect the DDO1 controls are
discussed in chapter 3.1 and details of the proposed heritage requirements in the
Amendments are discussed in chapters 4 and 5.

2.5.2 Nature of the controls

The Panel has assessed the appropriateness of the overlays and zones and whether the
same zones and overlay controls should apply to the whole of Trenerry Crescent. The urban
design evidence, JSLAP and DDO1 suggest that Council should treat all of Trenerry Crescent
as one unit, with a single mixed use zone and one overlay. However, the circumstances for
the proposed uses for each site and the nature of the development proposals favour
particular controls.

The Panel accepts the proposed planning overlays are appropriate for the specific
circumstances of each proponent. An IPO for C218 is justified to achieve the land use and
built form requirements sought by Council, specifically 20 per cent of total floor space for
commercial use. The plan to guide future use and development will become part of the
planning scheme and any changes will require a further amendment.

A DPO is justified for C219 to achieve the proposed retention of views and public realm
improvements and to facilitate staged development on the two properties. It reflects the
fact that the C219 Proponent has no proposal for the site and allows changes to the
development plan to the satisfaction of the responsible authority.

The Panel is also satisfied that the IPO for Amendment C218 and the DPO for Amendment
C219 are consistent with PPN23.

The proposed zonings in the Amendments are appropriate. In Amendment C218 the C1Z will
create consistency of zoning with the adjoining sites to the north and south. The MUZ for
Amendment C219 achieves a zoning transition from C1Z at the north end of Trenerry
Crescent.

2.5.3 Repetition of control provisions

The Panel interprets Council’s approach to mean that some repetition is acceptable in
circumstances where an overlay is tailored and applies to a single site. The content can
include provisions primarily found elsewhere in the planning scheme (such as other overlay
requirements that could otherwise be missed) and the function of repeating provisions is to
draw attention to those other requirements.

The Panel applies that approach to judge whether requirements and provisions present in
the planning scheme can be cited in DDO14 and IPO2.

The Panel is supported in this approach with the current structure of the VPP using cross
references in zones and overlays to other control provisions to point to the relevance and
application of those provisions. For example, a clinical no-repetition approach would see the
deletion of the commonly used provision:

Before deciding on an application, in addition to the decision guidelines in
Clause 65, the responsible authority must consider, as appropriate:
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The State Planning Policy Framework and the Local Planning Policy
Framework, including the Municipal Strategic Statement and local planning
policies.

There are other examples in the VPP of the referencing of relevant provisions such as
particular provisions in Clause 52, the objectives and standards of Clause 56 as well as the
objectives, standards and decision guidelines of Clause 58 for an apartment development.

The Panel sees a difference between editing documents to satisfy a type of compliance audit
against an approach to allow repeat provisions where the purpose and function warrant it.
There is a balance to be achieved between drafting planning documents with a clinically
applied pen and expressing the outcome to be achieved under the controls.

2.5.4 Third party rights

In proposing the IPO and DPO, the proponents have agreed to a level of control and
prescription not applied to neighbouring sites. There are legitimate concerns that proposals
generally in accordance with an approved plan under an IPO or a DPO are exempt from third
party notification and review rights at the planning permit stage. The counterbalance is that
the community has been given notice of the controls with the opportunity to influence
future development through submissions on the DPO and IPO.

The Panel believes that the IPO and DPO provide detailed guidance for future development
on the respective sites. The Panel also believes that through the Amendment process the
community and affected parties have had sufficient detail and opportunity to have input on
the directions of future development on the sites.

2.6 Conclusion

The Panel recommends the adoption of the Amendments subject to modifications in
response to submissions on the Yarra River corridor controls, traffic impacts, heritage, and
matters of form and content, which are discussed in the following chapters. In determining
what modifications to recommend, the Panel has allowed some repeat provisions across the
various documents where it will draw attention to those other requirements and articulate
the outcome to be achieved.

Particular recommendations for each matter are detailed in relevant sections of the report.
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3 Issues common to both Amendments

3.1 DDO1 Yarra River corridor controls
3.1.1 Whatis the issue?

The issue is how the controls in DDO1 should be reflected in IPO2 and DPO14. The DDO1
control expires in January 2021 and is regarded by the proponents as an interim control. A
guestion arises about whether the IPO and DPO should duplicate provisions of DDO1 at all to
avoid potential future inconsistency or confusion.

The Minister’s authorisation to prepare and exhibit the Amendments in 2016 required them
to be consistent with any future changes to the planning controls for the Yarra River.

The most contentious control in DDO1 is the mandatory maximum building height with
setback requirements for Trenerry Crescent, Area C. Other provisions set objectives,
decision guidelines, application requirements and development principles.

Both proponents submitted that the DPO and IPO should include a discretionary preferred
maximum building height of 25 metres that would apply if the mandatory maximum building
height of 25 metres in DDO1 expires in 2021 or is amended.

The C218 Proponent seeks a discretionary maximum building height of 26 metres measured
from the natural ground level at the Trenerry Crescent frontage.

3.1.2 Evidence and submissions

(i) DDO1 and post exhibition changes

The exhibited Amendments provided a maximum discretionary building height expressed as
8 storeys (25 metres), with variation in built form to manage the views to and from the Yarra
River.

Submissions 4, 5, 6, 7, 8, 10, 11, 12 and 14 (Boroondara City Council, the Collingwood
Historical Society, Collingwood and Abbotsford Residents Association, Melbourne Water,
and the Yarra Riverkeepers Association) expressed concerns about the impact of future built
form on the Yarra River. Some submitters sought building heights that were lower, and
some raised questions about consistency with the then DDO1. Some submitters expressed
concern about the visual impact of future built form from viewpoints along the Yarra River
corridor, including Dights Falls and Yarra Bend Park (within the Boroondara municipality),
and overshadowing.

The DDO1 gazetted in February 2017 provides mandatory maximum building heights for
future development along Trenerry Crescent and requires minimum setbacks for buildings
from the Yarra River so that future developments do not cast any additional overshadowing
of the Yarra River. The applicable Setback Map Reference Area C, DDO1 provides:
o Mandatory Minimum Setback Line (MMSL): 30 metres (measured from the
property boundary nearest the river).
* Maximum height:
— between 0 and 5 metres from the MMSL: 11 metres.
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— between 5 and 20 metres from the MMSL: 18 metres.
— beyond 20 metres from the MMSL: 25 metres.

Council endorsed a number of post exhibition changes to the Amendments to reflect that
the revised DDO1 now includes these mandatory requirements. The changes were as
follows:

e For Amendment C218:

- Remove the building heights specified in the Incorporated Plan to the IPOQ,
subject to inclusion of a note on the plan that maximum building heights (not
including the street wall height) must be in accordance with DDO1

- Add alandscaped interface area to the Yarra River in the Incorporated Plan

- Add an application requirement in the IPO requiring the design response to
address the sensitive river corridor environs to minimise visual impacts

- Extend the scope of the visual impact assessment to require it to include
perspectives showing the visual prominence of the development from the public
vantage points along the Yarra River corridor and Yarra Bend Park

- A new decision guideline requiring the responsible authority to consider the
extent to which the design of any building and the materials used minimises the
visual impacts of built form when viewed from the Yarra River corridor and Yarra
Bend Park

- A new requirement for the Incorporated Plan to show areas of landscaping to
minimise visual intrusion of development in the Yarra River corridor

- A new Development Principle on set back from the Yarra River interface to
provide a transition in built form and minimise the visual prominence of
development from the Yarra River.

e For Amendment C219:

- remove the Building Heights Plan at Figure 2, and in the Indicative Framework
Plan at Figure 1 indicate the heights and setbacks mandated in the revised DDO1

- In section 3 of the DPO, extending the scope of the visual impact assessment
required as part of the application to include perspectives showing the visual
prominence of the development from the public vantage points along the Yarra
River corridor

- Insection 4, Vision, in the DPO add new clauses for the development to minimise
the visual impact of new buildings from the Yarra River and adjacent public open
space and ensure building elevations are presented at a variety of heights and
stepped back from the frontage of the Yarra River and adjacent public open
space.

(ii) Submission by C218 Proponent

Proponent issues

The C218 Proponent submitted that the IPO should nominate a discretionary building height
of 26 metres, and that building heights should be measured from natural ground level at the
centre of the Trenerry Crescent frontage.

The C218 Proponent relied on the urban design evidence of Mr Brodie Blades of David Lock
Associates and the town planning evidence of Mr McGurn.
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In support of it position the C218 Proponent submitted that:

* an overall height in the order of 8 storeys is supported by the JSLAP and DDO1

e a discretionary maximum height limit of 26 metres more appropriately allows for 8
storey development given the minimum floor to ceiling height limits for 2 commercial
and 6 residential storeys (4 and 3.1 metres respectively)

e building heights should be measured from natural ground level at the centre of the
subject site to avoid a wedding cake typology whilst allowing the built form to follow the
slope of the land, an outcome contemplated by JSLAP and Council’s draft DDO1.

The C218 Proponent submitted that discretionary height limits are generally the preferred
means of guiding the height and scale of development. To support this position, the C218
Proponent cited sections of Planning Practice Note 59, The role of mandatory provisions in
planning schemes which supports performance-based planning based on the principle that
there should be discretion.

The submitter also stated that Council’s strategic work on the Yarra River Corridor Strategy
2015 and the JSLAP nominated discretionary rather than mandatory heights for Trenerry
Crescent (Precinct 7 in JSLAP).

The C218 Proponent submitted that the future of the mandatory height limit in DDOL1 is
uncertain because it is interim and because it nominates discretionary heights for other
riverside areas nearby (Areas E, F and G).

The C218 Proponent sought an acknowledgement that in February 2017 it had substantially
prepared a scheme for the land based on the old DDO1 control. It stated that:
The Proponent is now burdened with the lengthy and expensive task of
formally opposing the height controls in DDO1. In the meantime
discretionary height controls ought to be applied in the IPO...This will allow
the best planning outcome in the long term and prevent the need for a
further planning scheme amendment.*®

Provision for discretionary building height control

Mr Blades expressed the opinion that the Incorporated Plan articulates a clear future overall
height ambition of a discretionary maximum of 8 storeys (25m). He acknowledged that the
JSLAP envisions a preferred future height of 6-8 storeys (25 metres) and DDO1 currently
provides mandatory maximum height controls of 25 metres.

Mr Blades characterised DDO1 as an interim control whose permanent provisions are yet to
be finalised.** Mr Blades restated his position that a discretionary height control should be
in place despite DDO1 because it would be necessary when the DDO1 interim control expires
in 2021. He submitted that it is therefore appropriate from an urban design perspective to
consider the principle of maximum building height in the Incorporated Plan particularly if the
final DDO1 height controls allow the exercise of discretion regrading height on the site.”

12
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Document 29, paragraph 35.
Document 2, paragraphs 54-55.
Document 2, paragraph 56.
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Mr McGurn expressed the view that DDOL1 is an interim control presumably to allow for
additional analysis to be undertaken. But he considered that ...even if they are modified it
remains likely that a high level of protection and control over development...will be
maintained.”

Mr McGurn stated if the DDO1 mandatory height limits are modified it would be preferable
for the maximum height in the Incorporated Plan to be able to be varied to some degree.”

Maximum building height of 26 metres

Mr Blades recommended that the maximum height on the C218 site be increased to a
discretionary 26 metres. He stated that this is required because the IPO mandates a 20 per
cent commercial floorspace requirement for future development of the site. In his opinion:

A 25m overall preferred height control is not sufficient for flexibility in this
sense as it appears to assume a single 4m commercial floor-to-floor height
plus seven storeys of residential three metre floor-to-floor heights (4m
[commercial ground floor] + 21m (3, FTF height x 7 storeys] = 25m. |
recommend increasing the maximum building height on site to a discretionary
26m to allow greater flexibility in the fulfilment of the IPO2’s commercial
floorspace requirement across multiple storeys.zj

Mr McGurn’s report stated, on the other hand, that the proposed overall height limit of 25
metres is consistent with the heights envisaged by the JSLAP and DDO1.

Natural ground level

Mr Blades recommended inserting an annotation into the Incorporated Plan clearly stating
that the reference point for building heights is the natural ground level at the site’s frontage
to Trenerry Crescent. He noted that the site is steeply sloping and it is logical from a
character perspective to avoid an overtly stepped future built form outcome by simply
‘pegging’ the intended height on site to natural ground level of the centre of the site’s
Trenerry Crescent interface. He cited other mechanisms within the VPP such as many of the
City of Melbourne Design and Development Overlays that adopt this approach.?*

Mr McGurn’s evidence and expert report stated that the DDO1 requirements will limit
development on the site to 25 metres above natural ground level at any point.

Other references to DDO1 in the IPO

Mr Blades and Mr McGurn both recommended deleting any reference to building heights in
storeys in the IPO2 given that height in metres is the relevant consideration.

Mr Blades and Mr McGurn recommended deleting all replication of DDO1 requirements
from the IPO and the Incorporated Plan on the basis that duplication may cause confusion or
lead to inconsistency if the DDO1 is changed in future. Mr Blades stated that repeating the
provisions of an interim planning control within an Incorporated Plan opens up the potential

Document 7, paragraphs 66 and 68.

Document 7, paragraph 72.

Document 2, paragraph 62 and recommendation 4.
Document 2, paragraph 59 and recommendation 2.
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need for another Amendment process in the future to be consistent with any change in the
final, permanent Yarra River controls.

Mr Blades recommended deleting:

* all reference to the specific provisions of DDO1 in the Incorporated Plan and any
duplication of DDO1’s objectives and design guidelines in IPO2 and the Incorporated Plan

s Application Requirements within IPO2 such as the requirement for a design response
that addresses the sensitive river corridor environs

e the Decision Guideline in IPO2 that requires the responsible authority to consider the
extent to which the design of any building minimises visual impacts when viewed from
the Yarra River corridor

e any duplication of other relevant planning controls within the Purpose of the
Incorporated Plan, specifically the second purpose which encourages new development
that resgsects the sensitive Yarra River corridor interface, as a duplication of other
controls.

Mr McGurn’s report suggested refinements to the IPO to avoid duplication of the

requirements in DDO1 and SLO1. He pointed to the additional landscaping requirements in

the post exhibition versions of:

e |PO2, Application Requirements which require the design response in the permit
application to address the sensitive river corridor environs; and

s the Development Principle in the Objectives of the Incorporated Plan, which states:
Provide for new development to be set back from the Yarra River interface to provide a
transition in built form and minimise the visual prominence of development from the
Yarra River corridor and Yarra Bend Park.”®

Mr McGurn submitted that as a general principle there is no need to duplicate provisions in
an IPO that are in other parts of the planning scheme. In response to questioning from
Council he stated that little harm occurs if you do so, but he did not see the need.

The expert evidence on more general matters of Form and Content of the IPO is discussed in
chapter 4.2.

(iii) Submission and evidence by C219 Proponent
€219 submission

The C219 Proponent submitted that the draft DPO14 should be amended to avoid
duplication of controls and policies that already apply by reason of DDO1 and SLO1. The
C219 Proponent submitted that duplicating other planning controls is poor drafting that
leads to cluttered planning schemes and often poor and inconsistent outcomes. The C219
Proponent cited an example of the requirement in section 3 that the application include a
visual impact assessment that provides perspectives showing the visual prominence of the
development from public vantage points along the Yarra River corridor; DDO1 already

25
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Document 2, paragraphs 64-66, 86-90, recommendations 5, 8, and 9.
Document 7, paragraph 67.
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requires a visual impact assessment of proposed buildings from public viewing points with in
the Yarra River corridor.”’

The C219 Proponent did not ultimately propose significant changes to how DPO14 addresses
the provisions of DDO1. In a track changes version of DPO14 and the Indicative Framework
Plan tabled at the hearing the C219 Proponent proposed revisions primarily address
heritage, the public shared pedestrian pathway and form and content of planning scheme
issues.”® These are discussed in other parts of this report. The C219 Proponent proposed
relatively minor editorial changes in relation to DDO1:

e for refinements to Vision clauses so that building elevations are ‘sufficiently
articulated’ rather than ‘presented at a variety of heights’, and deleting
reference to maintaining key views to the Yarra River corridor

* to delete the Decision Guidelines Section which included a requirement that
the responsible authority consider retaining views to the Yarra River
corridor environs

e for a revised Indicative Framework Plan (IFP) which removes duplication of
the building height controls in DDO1 and adds a note that DDO1 applies
and a ‘preferred maximum 25m height’.

Most of these changes followed the evidence of the C219 Proponent’s urban design expert,
Mr Mark Sheppard of David Lock Associates. Mr Sheppard recommended that duplication of
specific DDO1 requirements be deleted from DPO14 but that it should include a note that
DDO1 applies.zg

Mr Sheppard tabled a recommended version of the IFP at the Panel hearing which included a
note stating that: The provisions of DDO1 relating to height and setback requirements
applies.

Mr Sheppard also suggested that changes to the IFP include a reference to preferred 25m
maximum height. During cross examination by Council, Mr Sheppard clarified that the term
‘preferred’ maximum height did not mean ‘at least’ or any meaning different from DDO1.

Town planning evidence

The C219 Proponent presented town planning evidence from Mr Glossop who stated that he
considers the landscape and environmental values of the Yarra River are properly protected
by DDO1 and SLO1 and there is no need for Amendment C219 to duplicate them.

He cited the Principles in Practice Note 10, Writing Schedules which state that:
e schedules must be read with other planning controls
¢ |ocal content should not duplicate other pro\.fisions.e’0

¥ Document 40, paragraphs 53-60 and paragraph 67 [f).

Document 35.
Document 13, paragraphs 28-29 and recommendation 4.
Document 12, paragraphs 61-63.
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Mr Glossop’s opinion was that to comply with the condition in the authorisation for
Amendment €219 to be consistent with DDO1 Yarra River corridor controls, DPO14 should
be amended to remove all requirements which seek to duplicate or paraphrase it.3!

Mr Glossop stated that the sort of detail required in the Design Guidelines of DPO14 is either
covered in DDO1 or should be addressed in the permit application.

He also stated that the building height and set back requirements from the Yarra River and
the landscape designation along that interface in the Indicative Framework Plan should not
replicate DDO1 rs_-quiremr:‘nts.?jz

Mr Glossop considered that the whole IFP should be removed from DPO14. It was his
opinion that @ DPO already provides for a plan to be approved under the overlay and it would
be inappropriate to tie development on the site to one plan in the overlay schedule (without
a planning scheme amendment).*

(iv) Collingwood Historical Society submission

Submissions to the exhibited Amendments expressed concerns about building heights and
setbacks along the Yarra River corridor. The Collingwood Historical Society submitted that
the building height and setback controls in the revised DDO1 are not sufficient. They stated
that there:

needs to be a greater set back from the crest line as well as from the river
itself to protect views from Yarra Bend Park and Studley Park.

The Amendments appear to be promoting monolithic 4 to 8 storey structures
on these sensitive sites. While such developments would provide profitable
apartments with pleasant views for the privileged few, it would further destroy
the amenity of the river for all other Yarra residents and the rest of
Melbourne.*

The mandatory maximum building height and setback controls in the revised DDO1 give
assurance on some of those submissions.

(v) Council submissions

During the hearing Council agreed to remove the reference to the building height controls in
DDO1 in IPO2 and DPO14 contingent on inserting the discretionary controls which could be
expressed as ‘preferred maximum’.

Council’s closing submission stated that an additional discretionary building height control in
the overlays is generally consistent with the JSLAP and it would do no harm. Council stated
that the point of reference for building heights should be natural ground level, as provided in
DDO1.

* Document 12, paragraphs 65.

Document 12, paragraph 73.
Document 12, paragraph 72.
Document 14.
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Council agreed that duplication of provisions of DDO1 in IPO2 and the Incorporated Plan are
not absolutely necessary and could be deleted provided that the 25 metre building height
control is inserted.

Council’s closing submission on Amendment C219 agreed that any specific DDO1
requirements should be deleted from DPO14 to avoid duplication.

In the context of submissions on heritage controls in IPOs and DPOs, Council argued that
they are a site specific control providing a one-stop-shop. He pointed to the Operation of
the Overlays section of PPN23 which states that overlays are to be used to:
e require a plan ... to coordinate proposed use or development before a
permit can be granted
e guide the content of the plan by specifying that it should contain particular
requirements
s provide certainty about the nature of the proposed development ...

3.1.3 Discussion
Discretionary building height controls

The Panel has considered the urban design and town planning evidence that favours
including an additional discretionary building height control expressed as a ‘preferred
maximum 25 metres’ in IPO2 and DPO14. It is consistent with the building height limits
envisioned in the JSLAP and the mandatory controls in DDO1, and would only apply if DDO1
is amended or expires in 2021 without being extended.

Proposed 26 metre building height and natural ground level in IPO2

The Panel appreciates the challenge for the C218 Proponent to achieve the 8 storeys it
desires within a building height of 25 metres. However, the Panel is not convinced by their
argument that because the JSLAP and the exhibited IPO mentioned 8 storeys that a
discretionary building height control of 26 metres was envisaged.

The Panel accepts the C218 Proponent’s position that the IPO is a framework control and
should provide some flexibility and discretion. The IPO however must provide an
appropriate level of certainty for future development in a way that is consistent with
planning policy and strategy. A maximum building height of 25 metres and 6-8 storeys is
expressed in the JSLAP and was part of the exhibited IPO2 and Incorporated Plan.

The Panel is not persuaded by the C218 Proponent’s argument that the Incorporated Plan
should include a note stating that the natural ground level is taken from the Trenerry
Crescent frontage. The Panel relies upon the definition of Building Height in Clause 72 of the
Planning Scheme, and the town planning evidence of Mr McGurn supports the Panel’s
position. The Panel does not see any reason to include a provision in the IPO seeking to
interpret or contradict DDO1.

Duplication of DDO1 provisions

The Panel understands the Council position that IPOs and DPOs should provide a
comprehensive site-specific control but the view is not supported by the expert evidence.
The Panel agrees duplicating other planning provisions which may change is not good
drafting practice. However, as stated at section 2.4.3, the Panel distinguishes between
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duplication, the verbatim restating of provisions, and repetition that draws attention to a
provision elsewhere in the planning scheme.

The Panel agrees with Council and the proponents that the building height controls in DDO1
should not be duplicated in IPO2 and DPO14, but believes the Incorporated Plan and the IFP
should include a note that the DDO1 building height and set back controls apply.

The town planning and urban design evidence was clear that any provisions duplicating
DDO1 should be deleted from IPO2 and DPO14 and Council agreed with this position.
Because of their importance, the Panel sees merit in referring to DDO1 Yarra River corridor
controls wherever they apply, such as in the permit application requirements.

The Authorisation for the Amendments required that the final form of the Amendments be
consistent with DDO1. The Panel applies that direction in its deliberations. It would be
difficult to demonstrate to the Minister that IPO2 and DPO14 are consistent with DDO1 and
SLO1 if they are silent on the point.

3.1.4 Conclusions

The Panel believes that Amendment C218 should be amended so that the Incorporated Plan
to the IPO includes a note that the revised DDO1 applies and expresses a preferred
maximum 25 metre building height (not including the street wall height). Any duplication of
DDO1 building height and set back provisions should be deleted and any reference to
heights in storeys should be deleted.

The Panel concludes that Amendment C218 should not include a discretionary building
height of 26 metres or a note that the reference point for natural ground level is the
frontage to Trenerry Crescent.

For Amendment C219 the Panel concludes that the Building Heights Plan at Figure 2, and in
the Indicative Framework Plan at Figure 1 should be removed. The Indicative Framework
Plan should include a note that the revised DDO1 applies and state a discretionary preferred
maximum 25 metre building height (not including the street wall height).

The Panel’s preferred drafting for C218 and C219 is in appendices C and E.
3.1.5 Recommendation
The Panel makes the following recommendations:

1. InAmendment C218
a) delete any duplication of Design and Development Overlay Schedule 1
provisions in Incorporated Plan Overlay Schedule 2 but include a reference
to applicable Design and Development Overlay Schedule 1 requirements and
retain specific provisions that add to Design and Development Overlay
Schedule 1, and
b) delete parts of the Incorporated Plan for the building height and set back
provisions of Design and Development Overlay Schedule 1 and add a note
that Design and Development Overlay Schedule 1 applies, and express a
discretionary preferred maximum 25 metre height (see Appendix C).
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2. In Amendment C219

a) delete any duplication of Design and Development Overlay Schedule 1
provisions in Development Plan Overlay Schedule 14 but include a reference
to applicable Design and Development Overlay Schedule 1 requirements and
retain specific provisions that add to Design and Development Overlay
Schedule 1, and

b) delete parts of the Indicative Framework Plan for the building height and set
back provisions of Design and Development Overlay Schedule 1 and add a
note that Design and Development Overlay Schedule 1 applies, and express
a discretionary preferred maximum 25 metre height (see Appendix E).

3.2 Traffic issues
3.2.1 What is the issue

The issue is whether the developments under the Amendments will have a significant impact
on traffic and whether the proponents should be required to conduct traffic impact
assessments and make a proportional contribution to traffic mitigation works.

Submissions from seven local residents and VicRoads in response to the exhibited
Amendments raised concerns about increased traffic in Trenerry Crescent particularly in
peak hour and urged rejection of the Amendments because of traffic impacts. Some
submissions supported traffic management measures such as traffic lights at the intersection
of Trenerry Crescent and Johnston Street. VicRoads recommended traffic signals and sought
a requirement at the permit stage that the developers undertake a traffic assessment and be
required to contribute to the costs of any mitigation works that are required.

In response to the submissions Council commissioned expert traffic advice from GTA
Consultants. The consultants agreed that traffic signals would be the most logical outcome
for the intersection and outlined other measures to reduce traffic, such as creating a Green
Travel Plan for both sites and promoting bicycle use, car share and use of public transport.

Council asked the proponents to commission expert reports following exhibition of the
Amendments. Those reports, by Cardno and One Mile Grid, recognised that the
developments would lead to increased traffic but did not conclude that traffic signals are
needed.

In response to the VicRoads' submission and the expert traffic advice Council endorsed
changes to the Amendments at its meeting on 4 July 2017. The changes would require the
proponents to conduct a car parking and traffic impact assessment at the permit application
stage as follows:
A car parking and traffic impact assessment that considers the provision of car
parking, circulation and layout of car parking and the impact of any additional
traffic on the surrounding road network, including the intersection of Trenerry
Crescent and Johnston Street, and how any necessary mitigation measures
and/or financial contributions towards works to mitigate the impact of the
development are to be delivered, to the satisfaction of the responsible
authority and VicRoads.
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Council adopted the position that the most appropriate mechanism to secure the
contributions would be through a Section 173 Agreement with the proponents.

3.2.2 Evidence and submissions

Council engaged Mr Jason Sellars of GTA Consultants to provide expert traffic evidence.
Other traffic experts were engaged by the proponents with Ms Charmaine Dunstan of Traffix
Group giving evidence on C218 and Ms Deborah Donald of O’Brien Traffic on C219. Mr
Andrew Rasulo of VicRoads provided a submission and attended the Panel hearings.

Existing traffic problem

Johnston Street is an arterial road and Category 1 Road Zone under the jurisdiction of
VicRoads. Trenerry Crescent is a Council managed local road. It is 400 metres from the
Eastern Freeway and carries a high volume of through traffic that is avoiding traffic delays on
Hoddle Street.

The expert reports describe Trenerry Crescent and its intersection with Johnston Street as
presenting a number of challenges. Ms Dunstan described it is a local road that operates as
a higher order collector road or limited arterial road because of its connectivity between
Clifton Hill and Abbotsford. Ms Donald provided statistical information about vehicle
numbers and evidence about traffic origins and destinations. The expert reports described a
high volume of bicycle traffic on Trenerry Crescent because it is part of the Capital City Trail,
and a high volume of pedestrian traffic because of the nearby Victoria Park train station.

Mr Sellars’ expert report assessed the intersection performance and found that it performed
with an intersection Degree of Saturation (DOS) of 1.00 during both the weekday AM and
PM peak hours. He concluded that the intersection is operating at its theoretical capacity
and the existing traffic conditions warrant the introduction of measures to address the
capacity constraints.

Mr Sellars’ report includes VicRoads data on traffic accidents at the intersection from June
2012 to 2017. There have been 5 accidents causing serious injury (at least one person was
sent to hospital), 4 involving a cyclist and a vehicle and the fifth involving a rear end collision
between vehicles.

Ms Dunstan’s report discusses road safety issues and concludes that the intersection is not
inherently unsafe and the total number of crashes is more a reflection of higher traffic and
cyclist numbers than any inherent concerns.>

VicRoads’ submission to the Panel provides site observations from two inspections of the
intersection, one during the AM peak and the other during the PM peak. It stated there is a
steady traffic flow using Trenerry Crescent beyond what the local road network would
generate. It also pointed to a constant stream of pedestrians walking to and from Victoria
Park Station who have to cross Trenerry Crescent, often in conflict with turning traffic. The
information observed a heavy demand for right turning traffic in the PM peak and a
consistent demand for left turning traffic into Trenerry Crescent from Johnston Street
despite a ban on this movement during the PM peak.

* Document 4, page 13.
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Ms Donald’s report stated that a reason for delays at the intersection arose because of poor
road use by drivers blocking lanes on Trenerry Crescent.

Measures to address traffic

Mr Sellars’ report canvasses three intersection improvement options. Option 1 canvasses
traffic signals. He concludes that the intersection meets the thresholds for traffic volume
and accidents under the guidelines for new traffic signal installations in the VicRoads Traffic
Engineering Manual. Option 2 proposed limiting traffic movement to and from Trenerry
Crescent by limiting left in and left out turning traffic and option 3 would remove a right
turning movement from Trenerry Crescent.

Mr Sellars expressed the view that traffic signals should be installed at the intersection now.
His report stated that traffic signals would address problems with the critical right turn
movements but would increase delays and queuing. It would provide the highest form of
control between competing vehicle, pedestrian and bicycle movements and result in safer
intersection performance. In response to questions from the Panel, Mr Sellars offered no
opinion on who should install or pay for the traffic signals.

Ms Dunstan stated that Council needs to decide what it wants to do to address the existing
problems at the intersection. She stated that while VicRoads is responsible for intersections
of two arterial roads, Trenerry Crescent is a local road and the responsibility of Council.

Ms Dunstan submitted that traffic signals would make the intersection safer but would
attract more through traffic. Ms Dunstan submitted that the traffic problem is not a road
safety issue; it is a result of through traffic and queuing. The authorities need to look at
what the through traffic will tolerate. Banning left and right turns will be a deterrent. Traffic
problems can be made worse by putting in traffic signals and taking out traffic management.

She stated that installing traffic signals is not necessarily the solution. It was her opinion
that the types of accidents that have occurred with bicycles such as car dooring, left turn
swipe and right turning cars hitting cyclists are not going to be fixed by traffic signals. Nor
would the rear end crash have been prevented as traffic signals increase rear end crashes.

The Panel asked Ms Dunstan for her view on other proposed traffic treatments if no signals
are installed. Ms Dunstan recommended a separate left turn lane and parking removal
during peak times, and prohibiting right turn at PM peak saying that hardly anyone does it
because it is so difficult and therefore there would be little impact. She said that even
though there are few right turners they are blocking the left turners while waiting.

Mr Rasulo of VicRoads stated that he agreed with Ms Dunstan that traffic signals will not
necessarily address the issues at the intersection. He also stated that there is not sufficient
justification for VicRoads to install signals now because of competing funding priorities.

Ms Donald agreed the intersection at Johnston Street and Trenerry Crescent requires
signalisation under present conditions. She stated that because the situation exists now, the
cost of installation should be resolved between Council and VicRoads.

Council asked Ms Donald if it was her view that the need for signalisation now is the result of
the volume of traffic and pedestrians or if it is through traffic or local traffic. She stated that
if there was only local traffic the right turn out of Trenerry Crescent would still be an issue,
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so the issue is not just volume. She stated that it is not just the traffic on Johnston Street, it
is the combination of all of the traffic conditions.

Mr Rasulo of VicRoads asked Ms Donald whether it is her opinion that traffic signals reduce
crashes at the intersection. She stated that she would need more details about the nature
of the crashes to answer.

When asked if there are other treatments to improve safety for pedestrians and cyclists Ms
Donald stated that there are some measures that could be done, but it depends on the
specific causes of the crashes.

She stated that making it more difficult to exit out of Trenerry Crescent might help reduce
traffic but the answer depends on sources and destinations of traffic with a study required
to determine both and the nature of any changes before they were made.

Mr Rasulo asked Ms Donald whether traffic signals would benefit adjacent streets which
have queuing in the peak times. She agreed that it is an area wide problem but that she had
not been engaged to look at the area beyond Trenerry Crescent.

In response to a question from Mr Rasulo about the ban on right turns suggested by the
other traffic experts she expressed the view that it would not be very helpful, and could
have a negative impact.

The Panel asked Ms Donald for her opinion on Mr Sellars’ proposals for improvements to the
intersection based on current conditions, other than installing traffic signals. She stated that
in a general sense the options could work but more study is required.

Impact of the developments on traffic

Mr Sellars stated that the indicative level of traffic increase from development of the sites
would be marginal, perhaps between 1-2 per cent. His report assessed the impact on the
performance of the intersection from the Amendment C218 site would increase from 1.00
(the existing DOS) to 1.03 during peak periods. He assessed the impact on the performance
of the intersection from the Amendment C219 site would increase from 1.00 (the existing
DOS) to 1.02 during peak periods.

For both sites combined he assessed the impact on the performance of the intersection
would increase from 1.00 (the existing DOS) to 1.04 during the weekday AM peak and 1.03
during the weekday PM peak. The increases relate to the right turn movement from
Trenerry Crescent during the weekday AM peak hour and the right turn movement from
Johnston Street during the weekday PM peak hour.

Ms Dunstan’s report provided detailed estimates of traffic volumes generated by the
proposed development at the C218 site. She adopted a conservative residential traffic
generation rate of 0.3 vehicle trips per peak hour per dwelling and 3 vehicle trips per
dwelling per day. She based her assessment on a development yield of 45 office spaces, one
food and drink premises and 160 apartments with 1 car space per apartment, which she
regarded as relatively high for current developments in the Richmond/Abbotsford area.

Ms Dunstan’s report forecasts that the additional dwellings would generate up to 48
additional movements in the commuter peak hours. She estimated that the development
would generate up to 28 vehicle movements through the Johnston Street/Trenerry Crescent
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intersection per peak hour and no more than seven additional movements in the critical
right turn movements into or out of Trenerry Crescent.

Ms Dunstan found that additional traffic associated with the development of the C218 site
will have negligible impact on the operation of the intersection of Trenerry Crescent and
Johnston Street. She also found that the development can be accommodated with or
without traffic signals. Ms Dunstan submitted that the proposed application requirements
related to traffic engineering matters in the Council’s Part A submission are appropriate.

Ms Donald submitted that there is no justification for requiring the €219 Proponent to
contribute to cost of works to improve safety of the intersection. Her opinion is that if
people are using Trenerry Crescent as a rat run now as her data shows, it would require
considerable increase in traffic numbers to deter drivers from continuing to use the street.

She restated her evidence that she considers the VicRoads requirement that the traffic
signals be developer funded to be excessive. She stated:

...there is no equity in requiring only the developers of three sites affected by
C218 and C219 to contribute to the cost of installing traffic signals. | do not
believe there is any nexus between the proposed Planning Scheme
Amendments and the VicRoads position.

Ms Donald also answered in the negative a question from Mr Rasulo whether there should
be a developer contribution of any sort to any measures.

The Panel asked each of the traffic witnesses how it should respond to submitters who
opposed the rezonings on the basis of increased traffic and who sought rejection of the
Amendments. Each of the experts took the view that the traffic impacts from each of the
proposed developments are marginal and therefore submissions seeking rejection of the
Amendments should not be upheld.

How the Amendment should address traffic

Mr Sellars stated that a reasonable expectation would be for both sites to make a
contribution to any improvement works at the intersection of an amount commensurate
with the impact on intersection performance. He estimated that the Amendment C218 site
would increase the existing overall traffic volumes at the intersection during the weekday
peak hours combined by 0.97 per cent and the Amendment C219 site will increase existing
overall traffic volumes at the intersection during the weekday peak hours combined by 2.1
per cent.

Mr Sellars also recommended travel demand management strategies that could be
implemented with the amendment sites to reduce traffic generated by any new
development. These included reduced car parking provision for staff at commercial
premises and residents, providing motorcycle parking, car share pods and bicycle facilities
well beyond statutory requirements and preparing and managing a Green Travel Plan.

Ms Dunstan told the panel that having reviewed the material she believed that any
reference in Amendment C218 to traffic works should be removed. She stated that the cost
of doing the traffic studies to justify developer contributions would be more than the
contribution itself.
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Ms Dunstan stated that the Amendment cannot assign responsibility for traffic to the
developers. The work has effectively already been done to demonstrate that the traffic
impact of development of these sites will be negligible. She stated that she was concerned
about the way the IPO is currently drafted.

The Panel asked Ms Donald if she agreed with the Council’s revised position that it would no
longer seek a contribution from the proponents as part of the Amendments but keep open
the option of requiring a traffic impact assessment at permit application stage. Ms Donald
agreed with no contribution being sought but does not agree with the requirement for a
traffic impact assessment. In her opinion the traffic impact is going to be small whether the
developments are for offices or residential.

VicRoads’ submission

VicRoads” submission stated that VicRoads requires the IPO2 and DPO14 to make adequate
provision for traffic assessments and necessary mitigating works to its satisfaction at the
planning permit stage. VicRoads further seeks that at the planning permit stage it may
request a Safety System Audit and Road Safety Audit be conducted to identify potential risks
associated with Trenerry Crescent and stipulate permit conditions based on the findings
from the audits and traffic impact assessments.

At the hearing Mr Rasulo was asked what is meant by the ‘necessary mitigating works’. He
stated it depends on the assessment at the time, with a focus on safety.

VicRoads’ submission acknowledged the consistent message from all the traffic experts that
it would not be equitable to request the proponent to fund installation of new traffic signals.
Mr Rasulo stated at the hearing that VicRoads relinquishes the requirement that the
proponents pay for works to be carried out.

VicRoads’ submission concluded that it is satisfied that traffic signals at the intersection are
required now under current operating conditions. It also acknowledged that the traffic
pattern in the immediate road network precinct may change in the very near future due to
the Hoddle Street Streamline Project, the details of which were not available to the hearing.

The Panel asked Mr Rasulo if he would support the proposals from GTA Consultants other
than the traffic signal option. Mr Rasulo stated he would support those traffic measures
because they would deliver improvements in safety for cyclists and improved flow of traffic.

The Panel asked Mr Rasulo who would be responsible for carrying out works to improve the
intersection. Mr Rasulo stated that the intersection does not qualify as a black spot yet;
there is scope for this to occur in the future but there is no guarantee of funding.

Council and proponent submissions
The Panel invited a discussion among the parties on common ground on the traffic issues.

Mr Gobbo for the C218 Proponent stated that the traffic experts agree that some measures
are needed at the intersection now. He suggested that Council could use a section 173
agreement to achieve proportional developer contributions to traffic improvements but it
would be better dealt with outside the terms of the Amendment.
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He stated that VicRoads has not made a case for traffic signals and there is no proper basis
for justifying that the proponents make a contribution to the cost of traffic signals. He
stated that the C218 Proponent would prefer that the clause in IPO2 requiring a traffic
impact assessment as part of the application requirements delete reference to mitigation
measures or financial contributions to the satisfaction of VicRoads.

Council’s representative, Mr Tobin stated that the Panel only needs to decide whether the
proponents are responsible for traffic impacts and should not come to a view about whether
Council or VicRoads should be required to undertake any works.

Council proposed to meodify the wording for the Application Requirements in the
Amendments so that a traffic impact assessment and a decision about public realm
improvements could fall out of ordinary permit application process.

Council’s closing submission for Amendment C218 stated that Council seeks to retain the
requirement in IPO2 for the proponent to provide a traffic impact assessment as part of the
permit application. It stated that the assessment may indicate limited local works, and the
operation of Trenerry Crescent may change with VicRoads’ broader traffic changes.

Council’s closing submission for Amendment C219 stated that the Amendment should
include words that call for a traffic assessment and appropriate traffic mitigation measures
as part of the permit application requirements.

3.2.3 Discussion

The issue for the Panel is whether the amendments should require the proponents to
prepare a traffic impact assessment and contribute to the cost of traffic mitigation works.

The exhibited version of the Amendments did not require the proponents to provide a traffic
impact assessment as part of the permit application. Council introduced the requirement as
part of the post exhibition changes in response to a submission from VicRoads and a number
of local residents.

The three traffic experts agreed that the traffic volume and safety issues at the Trenerry
Crescent/Johnston Street intersection during peak periods requires action now. The
problems are a mixture of volume because of through traffic which causes delays during the
peak periods, and safety issues because of the high volume of cyclists and pedestrians. The
experts acknowledged that there had been five serious accidents in the past five years,
which meets one of the thresholds of VicRoads for installing traffic signals. The experts held
different views on whether the level and nature of the accidents makes the intersection
inherently unsafe.

All three traffic experts agreed that the traffic impact of the developments on the
Amendment sites would be negligible. Each of the experts pointed to their evidence to
disprove submissions that the developments will have a significant impact on traffic
problems.

VicRoads acknowledged that in light of the traffic evidence it would not be equitable to
require the proponents to fund installation of new traffic signals. It withdrew its
requirement that the Amendment provide for the proponents to pay for traffic mitigation
works.
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The traffic experts put forward a range of options to address the traffic problems on
Trenerry Crescent and at the intersection with Johnston Street. They did not agree that
traffic signals are the most appropriate treatment given the nature of the traffic problems.
The traffic experts supported alternative traffic management treatments in Trenerry
Crescent such as restricting right turning traffic and removing car parking during peak times.

Although VicRoads was satisfied that traffic signals at the intersection are required under
current operating conditions it conceded that it would not be installing traffic signals any
time soon. It also concluded that the broader works it is undertaking, particularly the
Hoddle Street Streamline Project, may reduce through traffic on Trenerry Crescent.

In light of the traffic evidence it is difficult to justify VicRoads’ initial position. There is no
expert traffic evidence to support a provision in the Amendments that the proponents
provide traffic assessments and consider mitigating works and that VicRoads have the
position to declare its satisfaction with the traffic impact assessment. Nor is there any
evidence to support a requirement that at the planning permit stage VicRoads may request a
traffic safety audit and stipulate planning permit conditions based on the findings.

No less than five of Victoria’s leading traffic experts have been engaged as part of this
Amendment so far. The three traffic experts who appeared before the Panel submitted and
VicRoads fairly agreed that the impact of the developments on traffic would be marginal.
They all agreed that it would therefore not be equitable to require the proponents to
contribute to solutions for what is an existing problem. The Panel endorses VicRoads’
decision to relinquish its requirement for a contribution to any mitigating works to solve a
problem that exists for other reasons.

The Panel does not need to address the question of who should pay for any traffic mitigation
measures in Trenerry Crescent and at the intersection with Johnston Street. That is a matter
for Council and VicRoads. What is clear is that the proponents should not be held
responsible.

3.2.4 Conclusion

There is an existing traffic problem on Trenerry Crescent and at the intersection with
Johnston Street during the peak hour. That is a matter for VicRoads and Council to address.
The evidence of the traffic experts indicates that traffic signals are not necessarily the
solution.

The evidence of the traffic experts and VicRoads was clear that the development of the
subject sites would have marginal impact on traffic. There is therefore no justification for
the amendments to require the proponents to provide traffic impact assessments at
planning permit stage or to potentially require them to conduct a road safety audit for the
purpose of looking at and mitigating road and traffic conditions that are pre-existing. A
traffic impact assessment report may be required to support a reduction in car parking
provision or other reasons but that is a different matter that may not involve VicRoads.

The panel concludes that a traffic impact assessment is justified to address the safe entry
and exit of vehicles from the developments and how these minimise conflicts with any
pedestrian and cycle links.
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The Panel relies on the traffic experts in their assessment of traffic situations likely to arise
from the development of the sites in its conclusion that the amendments should proceed
and submissions calling for rejection of the amendments for traffic reasons are misplaced.

3.2.5 Recommendation
The Panel makes the following recommendation:

3.  Retain the provision in Amendments €218 and €219 requiring the proponent to
provide a traffic and car parking impact assessment but delete reference to it
being to the satisfaction of VicRoads and the requirement for proponents to
contribute to mitigation works. The Panel’s preferred version of the relevant
provisions are set out in Appendices C and E.
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Section 2 — Issues specific to each Amendment
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4  Issues specific to Amendment C218

4.1 Heritage
4.1.1 The heritage and urban issues

The existing buildings at 18-26 Trenerry Crescent are comprised of development from 1911
and 1924 to a later addition in 1984.

The site is graded as Individually Significant within precinct overlay HO337 and there are
general references within the Statement of Significance to the former industrial buildings
that were developed from the early 1900s, highlighting the more prominent buildings such
as 112-124 Trenerry Crescent and the “Byfas” building at 8 Trenerry Crescent.

The current Statement of Significance for HO337 only refers to former industrial buildings
(generally) and some of the heritage and architectural features that contribute to the
streetscape.

Council would consider current and future planning permit applications against the
provisions of the Heritage Overlay and heritage policy in Clause 22.02 (Design Guidelines for
Sites Subject to the Heritage Overlay) of the Yarra Planning Scheme. This would not change
with proposed Amendment C218.

The exhibited Incorporated Plan, as it relates to heritage issues, identifies the heritage
elements that should be retained on the site (at a minimum), subject to a more detailed
design proposal and a Conservation Management Plan (CMP) or detailed heritage
assessment and design response. These are then subject to a statutory planning
assessment, including the consideration of heritage issues, as part of the planning permit
process.

Submissions 6, 8, and 14 (Collingwood Historical Society, Collingwood and Abbotsford
Residents Association, and Yarra Riverkeepers Association) highlight what they submit is the
lack of detail in the amendments on the design response to heritage buildings. The
submitters state that all of the elements from the different development periods (1911,
1924 and 1984) are ‘contributory’ to the place, and assert that the IPO is insufficient
protection for the heritage elements on the site.

Council commissioned a heritage citation for the site from consultants GIM in June 2016
which has been used to inform changes to the amendment in response to submissions on
heritage issues. GJM prepared a citation for 18-62 Trenerry Crescent which identifies the
1984 additions, designed by Darryl Jackson AOQ, as contributing elements to the cultural and
historic significance of the place.

The citation for the property needs to be referenced at clause 22.02 to be included in the
planning scheme. Though this was not proposed as part of the exhibition material, legal
advice obtained by Council supports this inclusion through the current amendment process.
This inclusion was not opposed by any party.

Council endorsed changes to the IPO Schedule and Incorporated Plan in July 2017 that are
largely informed by recommendations from GIJM. The changes further reinforce the
requirements of both the Heritage Overlay and the design response to the heritage fabric on
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the site. The proposed IPO Schedule would require a detailed heritage assessment as part of
any future planning permit application, in addition to the current requirements of the
Heritage Overlay and Clause 22.02. A heritage report would form part of any planning
permit application.

Council also proposed to:

e increase the preferred minimum setback from the heritage fagades to be retained from 3
metres to 6 metres, and

* require the connecting architectural element between the 1911 and 1924 buildings to be
retained so that future development will sit well behind the three-dimensional
architectural form of the existing heritage buildings when viewed from Trenerry Crescent
and Turner Street.

4.1.2 Evidence and submissions

Mr Jim Gard’ner of GIM Heritage provided expert evidence for Council on heritage issues.
His evidence stated:

e The 1911 building and the 1984 additions are of high integrity and are in good condition
Having undergone later additions, the 1920s structures are of lower integrity

e The 1984 alterations and additions contribute to the significance of the place

e 18-62 Trenerry Crescent is correctly identified in the Incorporated Document City of
Yarra Review of Heritage Overlay Areas 2007 Appendix 8 (revised May 2017) (Appendix
8) as being of cultural heritage significance to the City of Yarra and meeting the threshold
of ‘Individually Significant” as defined by Clause 22.02-3 — Levels of Significance in the
Yarra Planning Scheme:

e Individually significant: The place is a heritage place in its own right. Within a Heritage
Overlay applying to an area each individually significant place is also Contributory

e The complex — including the 1984 additions — is of local significance to the City of Yarra
and warrants its grading of ‘Individually Significant’ within the Victoria Park Precinct.

In his evidence, Mr Gard'ner was critical of what he said was no consideration to retaining
the three-dimensional form of the existing early twentieth century buildings beyond an
indication of the retention of some return walls on Turner Street, and the Incorporated Plan
assumes the complete demolition of the 1984 additions and provided evidence on the extent
of buildings on the site which he submitted should be retained.

Mr Gard’ner was also critical that no fabric is proposed to be retained beyond the 1911 and
¢.1920s facades facing Trenerry Crescent and Turner Street respectively which are to be
retained only subject to detailed heritage and structural advice. He called for sufficient
building to be retained to avoid fagadism.

Mr Gard’ner submitted the minimum extent of building necessary to retain key public realm
views and the legibility of three-dimensional form of the former factory:

e the Trenerry Street fagade and an approximately 6 metre return to the northwest (one
structural bay)

e the Turner Street facades including the 1984 glazed atrium link structure

e the Yarra River facade of the 1920s building including the 1984 projecting window
elements
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e the roof form of the 1911 two storey building including the lantern element to a depth of
6 metres

e the glazed roof form of the 1984 link building to a depth of & metres from the site
boundary

e the roof form of the 1920s building facing Turner Street and the Yarra River, also to a
depth of 6 metres and that the roof form of the pitched roof buildings and the 1984
glazed link building should be retained.

He also stated that an 8-10 metre separation is required between the north-western
elevation of the 1911 building on Trenerry Crescent and new built form to the north on the
site.

Mr Gard’ner conceded that the saw tooth roof be allowed to be demolished in its entirety
but that the pitched roofs be retained to a depth of 6 metres.

The minimum extent of heritage fabric he sought to retain is shown on this extract from
figure 23 in Mr Gard’ner’s witness statement.

ir— Sl - : 2

Figure 3 Mr Gard’ner's minimum extent of heritage fabric to be retained

He argued it was essential that the heritage fabric and interfaces are properly documented
at Incorporated Plan stage to assist the preparation of appropriate management plans.

He recommended numerous changes be made to the Incorporated Plan Overlay to achieve
the outcomes he sought.

Mr Bryce Raworth of Bryce Raworth and Associates provided heritage advice on behalf of
the C218 Proponent. He asserts that the level of significance, particularly of the Daryl
Jackson designed additions, is not as significant as other (more original) elements on the
site. He stated that the 1984 Darryl Jackson additions are (simply) an early example of the
adaptive design and re-use of a former industrial/heritage building.
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Mr Raworth referred to a decision by Heritage Victoria in 2007 to not list the building on the
Victorian Heritage Register for reasons including that the ‘early twentieth century factory
buildings were considered to be typical, but not architecturally outstanding for their era.”

Mr Peter Lovell of Lovell Chen gave evidence for the C218 Proponent. He stated his primary
concern was the introduction of heritage requirements in the IPO which he said was
adequately addressed in the heritage policy in the planning scheme.

Mr Lovell said the subject building is individually significant as stated in the planning scheme
but had not been elevated until 2007 when Daryl Jackson’s design works were given status
on a mistaken premise.

He said:

e the building is the only building in the area recognised as significant

o the Statement of Significance in the HO337 is a good one; it addresses the precinct
properly

e the 1911 building is not individually significant

o the 1920s building is not a heritage building because of the extent of subsequent
modifications and the 1920s wall bears no resemblance to original

¢ the 1984 additions are not a good representation of Daryl Jackson’s work.

Mr Lovell noted that a heritage impact statement is required for all buildings in the
municipality as a result of the Heritage Overlay so anything additional such as proposed in
the IPO is unnecessary. He said a Conservation Management Plan is excessive for this site.

Mr Lovell did not support the proposed decision guidelines because they are repetitive of
other requirements.

Mr Lovell’s evidence supported demolition of the buildings on site but committed to the
retention of all the fagade on the 1911 building with so much of the return on Trenerry
Crescent and Turner Street as necessary to support the retained wall.

4.1.3 Discussion

Each of the heritage witnesses gave evidence that was thorough in its analysis of the issues
and considered in the conclusions. The Panel was presented with some conflicting positions
all of which arise from a detailed analysis of the issues. The Panel appreciates the manner in
which the witnesses presented their opinions which are genuinely held and logically based.

Council summed up the position of the Panel when he described the task to be about how to
establish controls to guide the consideration of future development proposals and not being
about whether the building has heritage value.

Clause 2.0 of IPO2 as exhibited stated requirements for permit applications that included a
requirement for a heritage impact statement that assesses the impact of the proposed
development on the heritage values of the heritage place as well as other information to
help consideration of the heritage impacts of a proposed development.

The Incorporated Plan as exhibited contained development principles to be addressed to
achieve heritage outcomes.
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The Panel was presented with submissions to change the format and content of the
Incorporated Plan especially to delete provisions said to be contained elsewhere in the
planning scheme.

The issue for the Panel is to consider how the planning controls should be shaped to achieve
the best heritage outcomes when a permit application is made.

Included here are matters about the controls in IPO2, the requirements of the Incorporated
Framework Plan, the contents of an Incorporated Plan prepared on the basis of the controls
plus a comprehensive heritage analysis and structural engineering advice which will
determine the extent of building likely to be retained.

4.2 Discretionary heights
4.2.1 Street wall height to Trenerry Crescent

In its submission during exhibition of Amendment C218, the C218 Proponent sought changes
to the IPO Schedule that allows a degree of discretion in height and setbacks; provides
recognition of design excellence and recognises site specific characteristics. Its submission
included specific changes to the Amendment documentation.

The C218 Proponent specifically identified the street wall height of new built form on
Trenerry Crescent in its submission. The C218 Proponent sought that this be changed from a
mandatory to discretionary height. The exhibited Incorporated Plan in Amendment C218
depicts this as maximum height 4 storeys (15m).

Council considers the mandatory street wall height proposed in Amendment C218 to be
justified having regard to:

* the JSLAP and the urban design analysis that underpins it

e the heritage significance of 18-62 Trenerry Crescent; and

s the proposed application of the IPO.

Mr Gard’'ner’s position on the controls proposed for this site assumes a four storey street

wall height, which Mr Gard’'ner considers appropriate in the context of the broader
. 36

precinct.

4.2.2 Height of new building

The C218 Proponent sought to change the wording of IPO2 to state a discretionary height
control for the new building. Section 3 of this report deals with the substantive issues on the
matter. Section 3.1.4 states the Panel conclusion that the Incorporated Plan to the IPO is to
include a note that the revised DDO1 applies and expresses a preferred maximum 25 metre
building height (not including the street wall height).

4.3 The heritage citation

There was common ground between the Council and the C218 Proponent for a citation for
the site to be included in the LPPF. Whereas the Council supported the GIM version, the
proponent urged the Panel to accept the draft statement of significance presented by Mr

¥ see page 25 of Mr Gard’'ner’s expert witness report.
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Lovell that supported the descriptions of the buildings as stated by GIM but downplayed the
significance attached by Mr Gard’ner.

The Panel notes that Council largely supported Mr Lovell's draft with the exception that he
preferred Mr Gard’'ner’s grading. The Panel finds that Mr Lovell’s draft can be supported. It
states the heritage position of the building(s), ascribes heritage significance and sets a basis
on which to assess future permit applications. The Panel’s preferred form of the statement
is at Appendix D.

The Panel notes the difference of opinion between the heritage experts for the C218
Proponent where Mr Raworth differed from Mr Lovell about the way the heritage values of
the buildings should be expressed in a statement of significance. The Panel adopts Mr
Lovell’s draft.

4.4 Conclusions

The Panel concludes:
¢ Amendment C218 should not include a discretionary maximum building height of 26
metres and adopts the position that IPO2 contain discretionary maximum height controls
in the event that DDO1 expires or is amended to remove mandatory building height
controls.
e The IPO2 and the Incorporated Framework Plan should be amended to allow a future
permit applicant the opportunity to justify a proposal that:
- retains heritage features including parts of the heritage fabric of the buildings
with the fagade of the 1911 buildings and part of the Turner Street fabric
- has a street wall height on the Trenerry Crescent frontage as exhibited in the
Incorporated Plan in Amendment C218 that depicts ‘maximum height 4 storeys
(15m)’
- has a preferred maximum building height of 25 metres consistent with DDOL1.
e The citation for 18-62 Trenerry Crescent should be the version presented by the C218
Proponent with the Lovell amendments.

45 Recommendations
The Panel makes the following recommendations:

4. In Amendment C218
a)  Adopt the form of Incorporated Plan Overlay Schedule 2 as contained at
Appendix C to clarify building height controls
b)  Adopt the statement of significance for 18-62 Trenerry Crescent Abbottsford
as presented by Mr Lovell for the C218 Proponent and included at Appendix
D.

4.6 Form and content of Amendment C218 and IPO
4.6.1 The issue

In chapter 2 the Panel reported its position on issues about the Form and Content of each
Amendment and the repetition of provisions in the associated documents. This section
deals with the form and content of the controls proposed in Amendment C218.
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As reported in chapter 2.4, the authorisation for Amendment C218 required the drafting of
IPO2 to be in accordance with the direction on the Form and Content of Planning Schemes.
Mr Tobin for Council advised that the form of the Amendment and the IPO had been varied
and now complied with the template. It is sufficient for the Panel that the planning
authority will recheck the form of the amendment papers taking account of the Panel
recommendations prior to adoption of the Amendment.

4.6.2 Evidence and submissions

Council told the Panel that Amendment C218 with the rezoning of the land to C1Z and
associated documentation including the IPO had been prepared at the request of the
proponents.

The C218 Proponent acknowledged the zone and the overlay controls proposed under
Amendment C218 but took issue with the nature and effect of the controls in the IPO that
would inhibit how it designs a redevelopment proposal. The C218 Proponent advocated
changes to particular controls including the mandating of heights and setbacks to apply to
the site whether through DDO1 or IPO2, change to the requirement to retain parts of the
buildings which it contests have heritage values worth preserving, changes to the heritage
citation covering buildings on site that is proposed to be included in the planning scheme,
change to allow the datum point for measuring height to be on the Trenerry Crescent
frontage and changes to the requirements for matters to be included in an Incorporated
Plan.

The C218 Proponent relied on the evidence of its expert witnesses Messrs McGurn, Blades,
Raworth and Lovell to support its submission for changes to the IPO so as to allow the best
planning outcome in the long term and prevent the need for a further planning scheme
amendment.”’

4.6.3 Discussion

In chapter 3.1.3, the Panel said it would approach the issue of repetition of provisions across
the controls by assessing the purpose of the repetition and the function of that repeated
provision. None of that is to disregard the strength of the submissions. The Panel approach
is one of balance. If the repetition serves a useful purpose and the function is of little more
effect than to draw attention to a provision, the Panel is likely to allow the repeated
provision.

The evidence from the witnesses about desired changes to the form of Amendment C218
was put on two main grounds: first, making the documents compliant with government
directions. Second, to create a scenario where the proponent can design a development
concept with flexibility arising from the discretionary application of controls in DDO1, as far
as they can be discretionary, and with IPO2, and its indicative framework plan, as the guiding
controls.

The Panel accepts the genuine approach of the proponent. However, the Panel also
considers one of the benefits of the controls as exhibited as allowing the later drafting of a
concept and its consideration without the usual level of advertising or third party

¥ Document 29 para 35.
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participation. One of the reasons given by the planning authority for its advocacy of the
nature of the controls was that there had been substantial notification and awareness of the
type of development that may result from the controls. The Panel is not prepared to divert
far from the form of the controls as exhibited and which third parties are entitled to expect
will lead to an outcome that is substantially similar to that anticipated under the exhibited
form of the controls.

4.6.4 Conclusions

The C218 Proponent sought changes to particular controls including the mandating of
heights and setbacks to apply to the site whether through DDO1 or IPO2. The Panel accepts
some of the changes. On the basis of submissions, the Panel has drafted its preferred
version of IPO2, contained in Appendix C.

The C218 Proponent sought changes to the requirement to retain parts of the buildings. The
Panel does not prescribe the extent of building to be retained but amends IPO2 to allow
retention issues to be resolved as part of the planning permit stage.

The C218 Proponent sought changes to the heritage citation covering buildings on site that is
proposed to be included in the planning scheme. The Panel accepts Mr Lovell’s evidence
that the citation as drafted by GIM can be varied without removing the requirement for a
heritage report and substantiation of heritage issues at the appropriate time.

The C218 Proponent sought change to allow the datum point for measuring height to be on
the Trenerry Crescent frontage. The Panel does not accept this proposition for reasons
discussed in chapter 3.1.

The C218 Proponent sought changes to the requirements for matters to be included in an
Incorporated Plan. The Panel accepts some of the changes. On the basis of submissions, the
Panel has drafted its preferred version of the Incorporated Plan; the Panel version of the
Indicative Framework Plan is contained as part of the Incorporated Plan in Appendix C.

The changes of note are to some of the terms applied in the post-exhibition form of the IPO2
and the Incorporated Plan.

In the IPO2:

e The Panel applies the term heritage impact statement instead of the descriptions
Comprehensive Heritage Analysis, comprehensive impact assessment, heritage
conservation and management plan and the like. The changes are made in proposed
clause 1.0 with references in the Requirements for permit applications and in proposed
clause 2.0 Decision Guidelines. The change adopts the term used by the C218
Proponent.

e The Panel reduces the breadth of what was to be the focus of a Traffic Impact
Assessment Report in proposed clause 1.0. The Panel preferred form of the requirement
focusses on addressing car parking and access to Trenerry Crescent for safety reasons.
The Panel accepts that the requirement to consider traffic impacts on the intersection of
Trenerry Crescent and Johnston Street and the prospect of contributions to any
mitigation works can be deleted.

e The Panel removes clauses that duplicate the terms of DDO1 and clarifies that DDO1
applies. The Panel retains and enhances clauses with more specific provisions than
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DDO1 to protect the values of the Yarra River corridor adjacent to the subject sites in the
Requirements and Decision Guidelines.

For the Incorporated Plan, in addition to improvements to simplify the Plan including the
removal of the notes, the Panel:

Removes requirements that duplicate the terms of DDO1 in the Development Principles
and Landscape Principles in the Objectives

Clarifies provisions that add more detailed requirements than DDO1 within the
Objectives

Amends the attached plan to specify that DDO1 applies to the subject site

Reorganises the Objectives that address heritage issues under a new heading for
‘heritage principles’

Applies the description “preferred maximum building height” to the building area
outside the DDO1 area

Sets the street wall height on Trenerry Crescent at “15 metres preferred height”
Removes the requirement for spacing between the retained facade on TC and new
building along the street frontage and the identification of the area as the preferred
vehicle entry point off Trenerry Crescent

Reduces the depth of the minimum setback above the heritage facade to a preferred
minimum of 2 metres above the heritage facade

Identifies preferred vehicle access points on Trenerry Crescent and Turner Street
Replaces the word facade with fabric to identify “other heritage fabric” to be considered
for retention.

4.,6.5 Recommendation

The Panel makes the following recommendation:

5.  Adopt the form of Incorporated Plan Overlay Schedule 2 as contained at Appendix

C to improve form and content of the overlay and the Indicative Framework Plan.
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5 Issues specific to Amendment C219

5.1 Heritage and urban design
5.1.1 The heritage issues

The former Austral Silk and Cotton Mills (Austral) building at 112-124 Trenerry Crescent is
graded as Individually Significant and is part of HO337. Current and future planning permit
applications would be considered against the provisions of the HO and Clause 22.02.

Adyvice to Council by GIM includes a new citation for the site. Although not formally part of
the exhibited amendment, the citation for the property would need to be referenced at
Clause 22.02 to be included in the planning scheme. Legal advice to Council supports this
occurring through the current amendment process. This inclusion was not opposed by any
party.

Submissions 6, 8, 13 and 14 (Collingwood Historical Society, Collingwood and Abbotsford
Residents Association, a local resident and Yarra Riverkeepers Association) highlight
concerns about the lack of detail in Amendment €219 in addressing the design response to
the former Austral building.

In response to submissions Council sought advice from GJM. The subsequent advice
highlighted the importance of this prominent heritage building with all visible facades
important for the reading of the building and recommended changes to the DPO Schedule to
reinforce the heritage significance of the building and to clarify the heritage requirements
when submitting a Development Plan for approval and at the planning permit stage.
Specifically, the report identified that the Schedule to the DPO and future Development Plan
should ensure that:

e key views to the prominent heritage facades be retained

there should be separation from new buildings

upper level setbacks, and

protection of views of the eastern building facade by limiting the height of any new
buildings to the east.

Council proposed a number of changes to the DPO Schedule to reflect GIM’s advice
including:

e changes to the Vision section to ensure development maintains views to the heritage
building from Trenerry Crescent

¢ changing the requirements for the Development Plan to ensure that development
responds to a future Conservation Management Plan or similar analysis

¢ modifying the Indicative Framework Plan within the Schedule to the DPO to reinforce
the heritage significance of the building and key view lines to the prominent facades

¢ altering the decision guidelines.

Council proposed to modify the Indicative Framework Plan and design guidelines within
DPO14 to reinforce the heritage significance of the building and key view lines to the
prominent facades.
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Council commissioned a heritage citation from GJM as part of the Amendment process and
seeks to have the citation listed as a reference document at Clause 22.02-8. Council stated
that referring to the heritage citations within clause 22.02-8 would be consistent with the
existing treatment and structure of heritage documents within the Scheme.

Mr Townsend for the C219 Proponent made substantive submissions on heritage matters
through presentations and cross examination of Mr Gard’ner. Those submissions took issue
with some aspects of the heritage information and controls particularly affecting the ability
to develop the northern part of the site, with the protection of view lines to the Austral
building from off-site vantage points including the requirement for a 20 metre setback
distance for new building on the northern land as well as the requirement for a public link
through the site from Trenerry Crescent to the River corridor.

The proposed statement of significance presented by Mr Gard’ner was accepted by the C219
Proponent but the proponent sought changes to the heritage provisions in DP0O14.

5.1.2 Evidence and submissions

Mr Gard’'ner provided expert evidence to substantiate the level of heritage control in DPO14
and the Indicative Framework Plan. Mr Gard'ner distinguished the AEU building on the
northern part of the site at 126-142 Trenerry Crescent which he stated was constructed in
the 1980s in a Post-modern style and it is my opinion that it does not have any heritage
significance in its own right nor as part of the Victoria Park Precinct from the Austral site at
112-124 Trenerry Crescent which he said was of local historical and aesthetic significance to
the City of Yarra and which was of cultural heritage significance to the City of Yarra and
meets the threshold of ‘Individually Significant’ as defined by Clause 22.02-3 — Levels of
Significance in the Yarra Planning Scheme.

Mr Bruce Trethowan prepared evidence on heritage matters for the C219 which was
submitted to the hearing. Mr Trethowan was not called but his evidence remains for
consideration.

Mr Trethowan supported the significance of the Austral building. His evidence was:

Given the greater understanding of the history and development of the site
and its importance within the area, all remaining industrial structures on the
subject site dating from the interwar period should be retained. These
structures comprise:

s the 1927 Building

» the addition to the south of the 1927 Building

e the substation building

s the remnant walls

He stated that These structures should be scheduled (under Schedule 14) and their location
identified on the IDE.*

Mr Trethowan'’s submission went on to state that any new building extension to the Austral
building should be limited to one storey in nominated locations, should have a street wall

*# Document 11 paras 51 and 52.
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height of 8 metres to Trenerry Crescent and an appropriate separation of the 1927 Austral
building from new construction.*

5.2 Discussion

The C219 Proponent’s position did not focus on heritage issues per se save for arguing that
the shared link was not supported on heritage grounds. Instead, the C219 Proponent argued
that heritage issues arising from the exhibited form of the amendment should be left to play
out at the appropriate stage as there is no current redevelopment proposal.

There are implications for the heritage buildings on the AEU land as a result of evidence
from Mr Sheppard, for example the issue of the pedestrian and cycling link, but none that
effect the form of the controls.

5.2.1 Conclusions

The Panel concludes there are no heritage issues to warrant changes to the Amendment.
The Panel adopts the heritage citation as proposed by Mr Gard'ner without amendment.
5.2.2 Recommendations

The Panel makes the following recommendations:

6. Adopt the heritage citation for the former Austral Silk and Cotton Mills warehouse
and factory complex as prepared by GIJM Heritage for inclusion as a reference
document at Clause 22.02-8.

5.3 Form and content of Amendment €219 and DPO
5.3.1 Theissue

The purpose of this part of the report is to address matters unique to Amendment C219 and
DPO14. The Panel does not repeat what has been said previously in the report about
compliance with relevant Ministerial Directions. Here the Panel addresses the submissions
from the C219 Proponent about the drafting of the controls and the repetition of
requirements across documents as the main issues. The Panel also notes that it is sufficient
that the planning authority will recheck the form of the amendment papers taking account
of the Panel recommendations prior to adoption of the Amendment.

5.3.2 Evidence and submissions

Mr Townsend for the C219 Proponent called for the deletion of what he described as
additional controls in the Indicative Framework Plan in DPO14 dealing with the height of
future development in view of the recent introduction of DDO1.* Mr Townsend submitted
there is little strategic justification for the layers of controls requested in proposed DPO14.*

Mr Townsend relies on the evidence of Mr Glossop and Mr Sheppard. In his evidence Mr
Glossop made numerous recommendations for variation of the proposed planning controls
to achieve compliance with Ministerial Directions and Planning Practice Notes. If all the

? Document 11 para 54.
* Document 31 para 8.
* Document 31 para 10.
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changes were made, the documentation would be substantially reduced in size. The
evidence of Mr Sheppard was that editing the documents would lead to improvements for
clarity and better understanding.

5.3.3 Discussion

The Panel has previously outlined the approach it adopts in measuring changes sought by
the proponents. In considering the many submissions for changes to the C219 documents,
the Panel seeks to achieve a balance between strict compliance with Ministerial Directions
and Practice Notes and practical drafting to state the outcome to be achieved under the
controls of the DPO, the future Development Plan and the Indicative Framewaork Plan.

There is no contest that the Austral building is of heritage significance and an important
example of the industrial past. Neither is there any contest that the significance of the
building must be protected and appropriate controls applied for the purpose. Striking the
right balance to reduce the layers of control the C219 Proponent criticises viz a vis
establishing controls that allow future development, especially building on the northern part
of the site at 126-142 Trenerry Crescent that is not covered by the heritage overlay and has
less constraints, that respects and protects the heritage building and river corridor issues is
the task for the Panel.

The C219 Proponent and witnesses sought substantial change to DPO14 and the Indicative
Framework Plan. Council continued to advocate for the post exhibition version of DPO14 as
amended by council at its July meeting with some tidying amendments and minor change to
the Indicative Framework Plan.

The panel believes the differences between the two positions are about detail and not effect
and agrees to changes that address issues raised by both parties.

5.3.4 Conclusions

The changes to the DPO14 are mostly ‘tidy ups’ as Council described them, and to improve
the Indicative Framework Plan to illustrate matters to be addressed at the concept design
stage and to be considered at application stage.

The Panel preferred version of DPO14 is in Appendix E.
5.3.5 Recommendation
The Panel makes the following recommendations:

7. Adopt the form of Development Plan Overlay Schedule 14 as contained at
Appendix E.

5.4 Requirement for public shared pathway
5.4.1 Theissue

The C219 Proponent opposed Council’s requirement that it provide a 20 metre wide publicly
accessible shared pedestrian and cycling path through the two properties at 112-124 and
126-142 Trenerry Crescent on the basis that it is onerous and unnecessary.
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5.4.2 Evidence and submissions

Council submitted that the requirement is justified on the basis that a shared pedestrian and
cycling path connection was identified as an opportunity in Appendix C of the JSLAP and the
connection would formalise a route already used as a short-cut. Council stated that the
pathway, also called a link in the documents, would help to provide favourable community
benefit from the Amendment that otherwise is limited beyond providing more housing.

Council stated that the pathway is located in an area that cannot be built on because of the
building separation requirements applied for heritage reasons and because it is the only
location for vehicles to access the building. In addition, he submitted that the setback
requirements applying to the Yarra River mean the proponent is not able to have buildings in
much of the area. Council acknowledged that the proponent could use the area as private
outdoor space and that it could be a constraint to the development but regarded the
requirement as not onerous.

For the C219 Proponent, Mr Trethowan opposed what he described as an open bicycle
connection between the western arm of Trenerry Crescent and the Dight's Mill carpark and
bicycle track saying it would not be a positive initiative from a heritage perspective and is
unacceptable®. Instead, he favoured on-street improvements for vehicles, bicycles and
pedestrians at and within the north-western sector of 126-142 Trenerry Crescent.

The C219 Proponent submitted that the proper time for Council to negotiate the option of a
publicly accessible shared pathway with the land owner is at the planning permit stage.

Mr Glossop for the C219 Proponent characterised the Council’s proposal as compulsory
acquisition of land but with no opportunity for compensation for the land owner.

5.4.3 Discussion

Appendix C of JSLAP states it provides a more detailed contextual analysis of Trenerry
Crescent than is outlined in JSLAP, and is intended to identify opportunities that exist in terms
of public access to the river corridor and the remaining development opportunities for
Trenerry Crescent that should carefully respond to the natural characteristics of the river
corridor.”?

It identifies three locations along Trenerry Crescent where views to the Yarra River corridor
are possible and gives this as a reason to preserve the existing view lines at the AEU site and
for the goal of formalising a pedestrian and cycling link to the river corridor.*

The document states that the space between the two buildings at 112-124 and 126-142
Trenerry Crescent should be maintained to ensure that view lines to the river corridor are
also maintained and that the opportunity exists to establish a more formalised pedestrian
link between the two northern-most buildings on Trenerry Crescent through to the river and

Capital City Trail.*

Document 11 para 69.

Document 24 and document 16 page 3.
Section 3.2 Appendix C JSLAP.
Document 16 section 3.2 page 17.
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Certain design principles are proposed for new development at 126-142 Trenerry Crescent
with the consideration of existing car parking and access arrangement to allow sufficient
space for car access whilst enabling a shared path that runs in line with the property
boundaries.*

The recommendations in Appendix C*” are (to):

Investigate opportunities to enhance the public realm along Turner Street and
to improve existing physical links to the Capital City Trail

Maintain/preserve visual connections to the river corridor (spaces between
buildings)

Investigate opportunities to create new pedestrian link ta connects Trenerry
Crescent to the Capital City Trail as part of an open space contribution.

The Panel notes the gap between the two buildings at 112-124 and 126-142 Trenerry
Crescent is one of the few locations along the street where views to the river corridor are
possible. The Panel also notes the use of the words ‘opportunity’ and ‘potential’ to describe
the goal of maintaining and formalising visual and physical links including the current
informal public use of the gap between buildings by pedestrians that occurred during the
accompanied inspection of the area.

The rationale for maintaining the separation of any new buildings as part of redevelopment
of the two AEU properties is strong. There are heritage considerations for maintaining views
to the Austral building and urban design principles to preserve viewing opportunities to the
river corridor.

The issue for the Panel is whether the gap between the buildings should be set aside as a
separation distance with a pedestrian and cycling link either with the land in freehold
ownership or becoming public land by one means or another.

The Panel was told the distance from the current building line of the Austral building to the
lot boundary was 17 metres. That is not the distance between the two buildings which is
greater when the further setback of the AEU occupied building from the common boundary
is considered. The separation distance is therefore more than the 20 metre wide link that
the council advocated. The Panel proceeds on the basis that the link would be wholly within
the property at 112-124 Trenerry Crescent but not within number 126-142. This approach
differs from the concept of a shared path that runs in line with the property boundaries as
imagined in the Development Guidelines for 126-142 Trenerry Crescent in Appendix C to the
JSLAP but it is consistent with the approach at the hearing.

Though Council advocated a 20 metre wide link none of the descriptions in JSLAP or
Appendix C prescribe a width. In answer to a question from by Mr Townsend for the C219
Proponent, Mr Gard’'ner replied that he was not concerned with a separation distance of 20
metres or 22 metres or 18 metres or less, provided the width achieved the same heritage
objectives. Mr Sheppard’s evidence was that the 20 metre dimension was a somewhat

46
47

Document 16 section 4.6 page 25.
Document 16 section 5.0 page 26.
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arbitrary distance and the northern edge of the separation should be defined by the
boundary, if this is considered sufficient for heritage purposes.*

Mr Sheppard’s evidence was that he broadly supported the idea of enhanced access to the
river corridor but there is marginal public benefit in such a link, given that it effectively
duplicates the existing path around the northern edge of the subject land and does not align
with any particular desire line. His further issue is that upon arrival at the top of the river
embankment, the slope of the embankment precludes any opportunity to directly access the
Main Yarra Trail.*’

Mr Sheppard preferred the Indicative Framework Plan concept of improvements at the
north-west corner of the property at 126-142 Trenerry Crescent as well as on-street
improvements.

Mr Sheppard’s recommendation was to change the reference to a ‘public shared link
opportunity’ to an opportunity that should be explored if possible. His recommendation was
based on his conclusion that it is inappropriate to impose a link on development of the
subject land. However, it should be encouraged provided it is practical.*

The notion that the idea be explored is consistent with the opportunity noted on figure 11,
Development Opportunities and Principles in Appendix C to the JSLAP, which reads Maintain
and formalise through link and visual connection to Capital City Trail (in consultation with
property owner).

As a principle, the Panel prefers a consultative approach especially where there is no
specificity to the land to be set aside, there is no development proposal afoot to identify an
area of land and no programme to achieve the objective.

That pedestrians use the space between the buildings now as a short cut is insufficient
justification to set aside an area for continued use as a public walkway. The landowner can
stop that activity by the erection of fencing to prevent access.

On the other hand, the existing visual link between the two buildings will remain because of
the separation of any new construction on either of 112-124 or 126-142 Trenerry Crescent.
Given the landowner has no plan to develop either property, maintaining the visual link in
the short term is moot. Further, the Panel accepts that in the future there will necessarily be
a separation of any additions to the Austral building and building on the northern site so a
visual link to the river corridor will remain.

Ms Donald’s evidence that the travel distance is similar around the property as it is through
it and that improvements will make for safer use of the footpath adds to Mr Sheppard’s
evidence; the Panel accepts the evidence of both experts.

5.4.4 Conclusions

The street wall facade along the length of Trenerry Crescent is a strong physical element and
feature of the area. So too is the existing built form that mixes older heritage buildings with

® Document 13 para 32.
* Document 13 para 34.
** Document 13 para 36.
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newer contemporary buildings. The formation of buildings and the almost continuous line of
building along Trenerry Crescent means the presence of the Yarra River corridor is not
obvious from the street. JSLAP, the more detailed Appendix C and the evidence to the Panel
all confirm these circumstances to provide the Panel with a context within which to draw its
conclusions.

The Panel accepts that the gap between the buildings at 112-124 and 126-142 Trenerry
Crescent provides the best of few opportunities to view the river corridor from the street.
However, the Panel does not accept the gap should be preserved forever as it is today.

The purpose of Amendment C219 is to establish controls to guide the future development of
the AEU land. The landowner will be able to develop the site or sites for whatever form of
development a permit allows. By definition, the gap as it is today is likely to change. The
principle direction of DDO1 is to set controls to protect the Yarra River environs from
adverse impacts from development. The principle direction of DPO14 is to set the controls
to guide development concepts shaped in the context of the river controls. The Panel
accepts the merit of utilising the gap between buildings on the site(s) to allow view lines to
the river corridor but does not support the pedestrian and cycling link on the property at
112-124 Trenerry Crescent as an essential element in achieving a better experience in
accessing the river corridor.

The Panel has amended the Indicative Framework Plan to identify a view corridor but has
deleted the requirement for the link.

The Panel does not rule out the prospect that Council consulting with the property owner
may lead to the JSLAP goal of a pedestrian and cycling link being achieved. The Panel can
preserve that opportunity by recommending a suitable form of controls over future
development in DPO14 and the Indicative Framework Plan. The Panel has amended the
wording on the Indicative Framework Plan to read Potential public link opportunity to be
negotiated with the owner.

The Panel endorses the identification of on-street improvements adjacent to the north-west
corner of 126-142 Trenerry Crescent as a requirement of the Indicative Framework Plan
notwithstanding the works are unspecified. The Panel agrees with Ms Donald that the actual
changes would be best determined through a detailed review of the area including how any
changes will impact existing parking within number 126-142°" assuming land within the site
is taken for the improvements.

The changes adopt submissions by the council as well as the C219 Proponent including
through the witnesses. The changes apply to each of the proposed clauses in DPO14 for
consistent use of terms and for clarity. They have the effect of ensuring respect for the
heritage building and features of the land; to simplify the Indicative Framework Plan while at
the same time providing direction on matters to be considered at relevant stages of the
development process, and to ensure DDO1 is applied.

*I' Document 34 section 10.2.
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In the DPO14:

The Panel applies the term heritage impact statement instead of other descriptions such
as comprehensive heritage analysis, comprehensive impact assessment, conservation
management plan and the like.

The Panel reduces the breadth of a Traffic Management Report in proposed clause 3.0 to
address car parking and access to Trenerry Crescent for safety reasons. The Panel
accepts that the requirement to consider traffic impacts on the intersection of Trenerry
Crescent and Johnston Street and the prospect of contributions to any mitigation works
can be deleted.

The Panel removes clauses that duplicate or seek to paraphrase the terms of DDO1 and
clarifies that DDO1 applies in Requirements. The Panel retains and enhances clauses
with more detailed or specific provisions than DDO1 to protect the values of the Yarra
River corridor adjacent to the subject sites.

The Panel removes the requirement for the Development Plan to provide details of
known contamination as it duplicates other planning requirements for an environmental
audit, which may follow the Development Plan rather than precede it.

The Panel removes the requirement for the site plan in the Development Plan to show
the location and alignment of a publicly accessible pedestrian/pathway link but leaves
the option for a link.

The Panel removes the Decision Guidelines section as it is not consistent with Ministerial
Direction on Form and Content. The requirements are already covered in the Conditions
and Requirements for Permits and in the Decision Guidelines in DDO1.

For the Indicative Framework Plan, with the aim to improve and simplify the Plan, the Panel:

Notes DDO1 applies within the site area by adding words to the legend

Applies the description “preferred 25 metres maximum height” to the building area on
the northern part of the site

Identifies a maximum wall height of 8 metres on the Trenerry Crescent frontage of the
northern part of the site

Amends the requirement for the publicly accessible shared path by amending the note to
read Potential public link opportunity to be negotiated with the owner

Varies the description of the note about maintaining views to the heritage building to
read Maintain views to upper levels of heritage facade / development to respect the
heritage building

Includes additional locations as key view to the heritage building from near Maugie
Street and at the Eastern Freeway near the Dights Falls car park

Deletes the landscape setback area

Deletes reference to a sensitive river interface

Deletes the requirement to maintain separation between buildings (min 20 metres)
Deletes the identification of the location for taller buildings

Deletes the note about the interface with the Eastern Freeway and replaces it with a
note to Enhance interface with public realm.
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5.4.5 Recommendation
The Panel makes the following recommendations:

8. Delete the requirement for the publicly accessible shared path shown on the
Indicative Framework Plan and adopt the wording on the Panel preferred form of
the Indicative Plan at Appendix E.
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Appendix A Submitters to the Amendments

No. Submitter
1 Andy Hine
2 Alexander & Chantal Marks
..... 3 Adrew White
4 Alistair Riddell
5 Judith Braniska
..... 5 Collingwood Historical Society
7 Christine Parrott
8 Collingwood and Abbotsford Residents’ Association Inc
..... 9 o Hoekermn
10 Melbourne Water
..... 11 ity of Boroondara
12 Proponent - SIB Planning for C218 and AEU for C219
13 Chapman and Bailey architects for Johnston Street (for C218) and Peter Virgona (for
C219)
14 Riverkeepers Association
15 Owners Committee 80-84 Trenerry Crescent

16 VicRoads
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Appendix B Document list

No. Date Description Tabled by
1 2 Aug Part A submission for Yarra City Council Tessa D'Abbs, Harwood
Andrews
2 4 Aug Expert urban design evidence for Joval PL  Brodie Blades, David Lock
Associates
3 4 Aug Expert witness statement on conservation Bryce Raworth, Conservation
urban design for Joval PL Consultant/Architectural
Historian
4 4 Aug Assessment of the potential traffic Charmaine Dunstan, Traffix
engineering impacts for Joval PL Group, Traffic Engineers and
Transport Planners
5 4 Aug Landscaping considerations for Joval PL  John Patrick Landscape
Architects Pty Ltd
6 4 Aug Heritage evidence for Joval PL Peter Lovell, Lovell Chen Pty

Ltd, Architects and Heritage
Consultants

7 4 Aug Statement of town planning evidence for  Stuart McGurn, Urbis Pty Ltd
Joval PL
8 4 Aug Expert witness report, Traffic impact and  Jason Sellars, GTA consultants

transport, for Yarra City Council

9 4 Aug Expert witness report, Heritage evidence, Jim Gard’ner, GIM consultants
for Yarra City Council

10 7 Aug Expert witness report, Traffic evidence, Deborah Donald, O'Brien
for Australian Education Union Traffic

11 7 Aug Expert witness report, Heritage evidence, Bruce Trethowan, Trethowan
for Australian Education Union Architecture

12 7 Aug Expert witness report, Planning evidence, John Glossop, Director Glossop
for Australian Education Union Town Planning Pty Ltd

13 7 Aug Expert urban design evidence for Mark Sheppard, David Lock
Australian Education Union Associates

14 7 Aug Late submission to Panel; Collingwood Collingwood Historical Society
Historical Society submission to Council Inc

meeting 4 July 2017

15 9 Aug Council officers’ report for C219 for Yarra City Council
Council meeting 4 July 2017, Agenda
paper 418 (to replace report for C218
erroneously included in original folder)

16 9 Aug Folder of documents including track Yarra City Council
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changes version of post exhibition
modified version of Amendments C218
and C219

17 9 Aug Part B submission City of Yarra
18 10 Aug Amcor Site, Heidelberg Road, Alphington,  City of Yarra
Schedule 11 to the Development Plan
Overlay, Yarra Planning Scheme
19 10 Aug Channel 9 site, Bendigo Street, East City of Yarra
Richmond, Schedule 5 to the
Development Plan Overlay, Yarra
Planning Scheme
20 10 Aug Kinnears Precinct, Footscray, Schedule 14  City of Yarra
to the Development Plan Overlay,
Maribyrnong Planning Scheme
21 10 Aug Melbourne Planning Scheme C240 Bourke City of Yarra
Hill
22 10 Aug VicRoads submission to Planning Panel Andrew Rasulo, VicRoads
23 11 Aug Enlarged version of Figure 3, Mr Brodie’s  Brodie Blades, Urban Design
urban design expert report Expert report for Joval PL
24 11 Aug Enlarged version of App C of Mr Brodie’s  Brodie Blades, Urban Design
urban design expert report showing Expert report for Joval PL
building heights on Trenerry Cres (from
JSLAP)
25 11 Aug Enlarged version of Figure 10 of Mr Brodie Blades, Urban Design
Brodie’s Urban Design Expert report Expert report for Joval PL
26 11 Aug Enlarged version of Figure 12 of Mr Brodie Blades, Urban Design
Brodie’s Urban Design Expert report Expert report for Joval PL
27 15 Aug Joval PL drafts on heritage provisions in City of Yarra
IPO Schedule 2 and Incorporated Plan,
Yarra Amendment C218
28 15 Aug Email from VicRoads confirming that City of Yarra
information on Hoddle St project will not
be available during the Panel
29 16 Aug Submission on behalf of Joval Pty Ltd Jeremy Gobbo and Ms Nicola
Collingwood for Joval PL
30 16 Aug Closing submission City of Yarra Greg Tobin for City of Yarra
31 17 Aug Opening submission on behalf of Matthew Townsend for
Australian Education Union Australian Education Union
32 17 Aug Statement by AEU branch secretary Matthew Townsend for
Australian Education Union
33 17 Aug PowerPoint presentation on urban design ~ Mark Sheppard, David Locke
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expert evidence

Associates

34 17 Aug Pedestrians walking speed reference Deborah Donald for Australian
document Education Union

35 18 Aug Letter sent by emfail on behalf of C219 Nick Sissons, Holding Redlich
Proponent attaching: (a) tracked changes  for Australian Education Union
version of C219 Proponent’s suggested
changes to DPO14 and (b) Ministerial
Direction of Form and Content of
Planning Schemes dated 9 April 2017
(Gazetted 24 May 2017).

36 18 Aug Photos of C219 site John Glossop, expert for

Australian Education Union

37 18 Aug Practice Note of Incorporated Plan and John Glossop, expert for
Development Plan Overlays, PPN Australian Education Union

38 18 Aug Planning Practice Note 10, Writing John Glossop, expert for
schedules Australian Education Union

39 18 Aug Ministerial Direction, The Form and John Glossop, expert for
Content of Planning Schemes, previous Australian Education Union
version.

40 18 Aug Submission on behalf of AEU Matthew Townsend for

Australian Education Union

41 18 Aug Closing submission on behalf of Yarra City  Greg Tobin for Yarra City
Council Council

42 18 Aug Pl 34, Transformation of Amendment, Greg Tobin for Yarra City
VPRS Guide to Planning Panels Council

43 18 Aug Email with attachment showing C218 Romy Davidov, Best Hooper
Proponent’s proposed revisions to lawyers for Joval Pty Ltd
Incorporated Plan in IPO2

44 25 Aug AEU version of a revised Indicative Nick Sissons, Holding Redlich
Framework Plan for DPO14 as discussed for Australian Education Union
during the AEU evidence and submissions

45 31 Aug Email clarifying C218 Proponent position Romy Davidov, Best Hooper

on the heritage issues, with attachments
showing proposed revisions to IPO2 and
the Incorporated Plan

lawyers for Joval Pty Ltd

Appendices

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018



Agenda Page 98

Attachment 2 - Yarra C218 and C219 Panel Report

Yarra Planning Scheme Amendments C218 and C219 | Panel Report | 25 October 2017

Appendix C Panel preferred version of IPO2

DD/MM/Y
YYY
C218

1.0

DD/MM/Y
YYY
C218

SCHEDULE 2 TO THE INCORPORATED PLAN OVERLAY
Shown on the planning scheme map as IPO2.
18-62 Trenerry Crescent, Abbotsford November 2016

Requirements for permit applications

An application to construct a building on the site that includes multiple residential
dwellings must allocate a minimum leasable floor area* ol 20 % of its net floor area** for
office/retail/commercial or other employment generating uses, 1o the satisfaction of the
responsible authority,

*Leasable floor area - That part of any floor area able to be leased. It does not include
public or common tenancy areas, such as malls, verandahs, or public conveniences.

**Net floor area - The total floor arca of all floors of all buildings on a site. It includes half
the width of any party wall and the full width of all other walls. It does not include the area
of stairs, loading bays, accessways, or car parking areas, or any area occupied by machinery
required for air conditioning, heating, power supply or lifts.

In addition to requirements in other provisions of the scheme particularly Schedule 1 to the
Design and Development Overlay, Yarra (Birrarung) River Corridor Protection, an
application to construct a building on the site must include a site analysis and design
response to the satisfaction ol the responsible authority. The application is to contain the
following:

* A design response that:

= describes how the building respects and addresses the interface with Trenerry
Crescent, Turner Street and the former industrial interface to the Yarra River
Corridor;

= addresses the sensitive river corridor environs in terms of materials and the suitable
design and articulation of facades in order to minimise visual impacts when viewed
from the river corridor and Yarra Bend Park; and

= provides sale and efficient pedestrian and vehicle access to the building.

* A heritage impact statement prepared by a suitably qualified professional that assesses
the impact of the proposed development on the heritage values of the heritage place.

s A visual impact assessment, to the specilications of the responsible authority, that
provides for the following:

= A 3D model of the development and its surrounds in conformity with the
Department of Environment, Land, Water and Planning Infrastructure Advisory
Note — 3D Digital Modelling. Where substantial modifications are made to the
proposed building envelope, a revised 3D digital model must be submitted to the
Responsible Authority;

=  Site line analysis and 3D modelling of the proposed development from key view
points in the public realm to enable an assessment of the visual impact of the
development on heritage places; and

=  Perspectives showing the visual prominence of the development from public
vantage points along the Yarra River corridor (including Capital City Trail, Dights
Falls and Yarra Bend Park).

* A car parking and traffic impact assessment that considers:
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2.0

DD/MMY

YYY
c218

3.0

=  the safe entry and exit of vehicles and how these minimise conflicts with any
existing pedestrian and cycle links;

= the means proposed to promote reduced car use and promote sustainable travel
including opportunities for the provision of a car share system and Green
Travel Plan initiatives that promote sustainable transport options including the
provision of on-site bicycle storage and end-of-trip facilities;

= the provision of car parking, circulation and layout of car parking, and the
recommended bicycle parking provision rates.

A landscape scheme that considers the suitability of existing vegetation on the site and
measures to protect and enhance vegetation along the banks of the Yarra River
(immediately east of the site) including a revegetation program and protection of the
existing trees in Trenerry Crescent and Turner Streets.

Decision guidelines

In addition to requirements in other provisions ol the scheme, particularly Schedule 1 to the

Design and Development Overlay, Yarra (Birrarung) River Corridor Protection, belore
deciding on an application the responsible authority must consider, as appropriate:

How the proposed development responds to the purpose and objectives of the
Incorporated Plan and accords with the 18-62 Trenerry Crescent Framework Plan;

How the proposed development responds to the Yarra River Cormidor Strategy which
seeks to protect the natural charactenistics of the Yarra River corridor;

How the proposed development responds to the land use and built form guidelines and
principles in Part 4 of the Johnston Street Local Area Plan, 2015;

The impact of the height, bulk, design and appearance of the building or works on the
character and amenity of the surrounding area;

The scale and design of new development and its transition to the adjoining building at
64 Trenerry Crescent;

The impacts of overshadowing on windows to habitable rooms in the existing building
to the south and southern side footpath on Turner Street, caused by upper levels of new
development, between 9am and 3pm on September 22 (equinox);

How the proposed development has regard to the heritage signilicance ol the place;

The relationship of any new buildings to the street including entrances that provide
opportunities for active or visual engagement and whether new buildings provide an
attractive and engaging edge to the street environment through landscaping and/or
architectural design features;

The design of any car park area including how it relates visually to the street
environment and the extent of activation of the frontage at street level;

The impact of development on the surrounding road network, including the intersection
of Trenerry Crescent and Johnston Street;

The extent to which the design of any building and the materials used, minimises the
visual impacts of built form when viewed from the Yarra River corridor and Yarra Bend
Park;

The extent to which the design of sustainable travel options are provided as part of the
development, in accordance with a Green Travel Plan;

The extent to which screening of mechanical plant equipment is achieved.

Requirements for incorporated plan

DD/MMIY

YYY
c218

The incorporated plan must include:

Objectives for the future use and development of the site.

A plan showing:
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« Relevant building heights and setbacks across the site:
e Building height in metres or RLs;

e Heritage leatures to be retained;

e Other heritage features;

e Vehicle entry and exit points for the site;

o Visual connections to the Yarra River Corridor;

e Areas of landscaping to minimise the visual intrusion of development in the Yarra
River Corridor.

Reference Documents (Policy Reference)

DD/MMIY
YYY Johnston Street Local Area Plan — December, 2015
c218 City of Yarra, Yarra River Corridor Strategy, Planisphere, 2015
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18-62 Trenerry Crescent, Abbotsford (Incorporated Plan)

1.0

2.0

3.0

The Plan

The 18-62 Trenerry Crescent, Abbotsford Plan consists of this ordinance and the 18-62
Trenerry Crescent Framework Plan

Purpose

To facilitate the use and development of the land at 18-62 Trenerry Crescent for a mixed
use development including dwellings, retail premises and office uses that will provide jobs
and business activity for the local area.

To encourage new development that respects the sensitive Yarra River corridor interface,
the heritage values of the site and former industrial character of Trenerry Crescent.

To require new developments to apply the provisions and requirements of Schedule 1 to the
Design and Development Overlay, Yarra (Birrarung) River Corridor Protection.

Objectives

Use principles

Encourage and support a mix of retail, office and accommodation uses that complement
the location and bring life to the area.

Retain employment generating land uses on the site, whilst permitting residential uses
and encouraging mixed use activities consistent with the character of the area.

Encourage offices, retail uses such as cafes and restaurants at the lower levels of any
development that support local residential and commercial uses on the site and nearby.

Development principles

Ensure that built form at the river corridor interface is well designed and articulated in
order to break up the building mass and provide suitable setbacks to the Yarra River
corridor.

Locate taller built form towards the Trenerry Crescent interface (away from the river
corridor) and set back upper levels from the street wall fagade.

Ensure that the form of development reflects high quality architecture, urban design and
landscaping.

Respect and seek to improve the public realm along the Turner Street frontage as a key
pedestrian and cycling link to the Yarra River corridor.

Provide separate entries for different land uses.

Landscape principles

Encourage the use of sustainable practices in vegetation selection, stormwater runofT,
removal of weeds, vegetation and revegetation of the Yarra River bank (between the
title boundary and the Capital City Trail) with local indigenous species.

Protect the street trees in Trenerry Crescent and Turner Street which provide a distinct
landscape character and physically connect the urban environment with the Capital City
Trail and the Yarra River.

Seek to improve the streetscape in Turner Street with footpath upgrades and the
introduction of Water Sensitive Urban Design initiatives.

Sustainable Transport Principles

Provide adequate and convenient on-site parking to cater for the needs of any mixed use
development whilst acknowledging the provision of public transport in close proximity
to the site and sustainable transport principles.
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s Provide adequate bicycle facilities (bicycle storage spaces and end-of-trip facilities) for
future residents and workers on the site to reduce the need for car parking spaces and
consequently, reliance on motor vehicles.

Heritage principles
. Facilitate development that responds to the robust former industrial buildings along the east
side of Trenerry Crescent, acknowledging the change that has occurred along Trenerry

Crescent and having regard to the built form expectations outlined in the Johnston Street
Local Area Plan 2015,

. Retain the identified heritage fagades shown on the 18-62 Trenerry Crescent Framework
Plan in Figure | and where appropriate, other elements of the heritage fabric to provide a
contextual link to the historical industrial uses along Trenerry Crescent.

. Maintain a visual connection to the retained heritage elements on the site when viewed
from Trenerry Crescent and Turner Street.

. Provide an appropriate separation and/or transition between the street wall fagade height of
new development and the fagade of the existing heritage building, as viewed along Trenerry
Crescent.

. Provide appropriate setbacks and/or transitions [rom Trenerry Crescent and Turner Street at

upper levels beyond the street wall height to minimise visual dominance of upper levels in
the street, as well as the potential for overshadowing the property to the south.

. Ensure that upper level development is sufficiently setback and/or transitioned from the
retained heritage fagades to enable them to be understood as having three dimensional form
and appreciated as separate from the new development above and/or behind.

. Provide an appropriate design response to the heritage building on the site in accordance
with a Heritage Impact Statement.

Appendices

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018



Agenda Page 103
Attachment 2 - Yarra C218 and C219 Panel Report

Yarra Planning Scheme Amendments C218 and C219 | Panel Report | 25 October 2017

LEGEND
158 PHELILRHLL HEISHE

11 PREFERNED MAXIMUM HEICHT

CAPITAL CITY TRAIL
TARRA RIVER

I i+ PRFEERAFT WMAXIMLM HFIGHT

77 7 7 7 | NDSCAPTT INTTRIACT ARFA

i e MANDATORY MINIHUR SETORACK LINT

HLINI OHOL SIHLLISCAPL ALONG
TENEIRTY CIESCEN] BY BLILUING
TETHLLT LDSEL

D MEFEIEED MINIMUM SH Sk IBACK
ABOVE HERITACE FACADE

s RFTAIN 10011 HFRITAGE FACADFS
SURIFCT T DI TANCD IFRITAGE &
STRUC TURAL AUVICL)

Pretormed maximum 26m height \ — ]| ILF L ILAITAGL ARG

— e = PHLFLHRED SLIBACK ABCVE MW
STRECT WALL TO TRTNTRRY
GHLSCLNI

—— e [HIEFEED MINIBMUA SETBACK 10
SIOL BOUNDARY

CPPORTUNITY FOR INCRIASTT
ACIFANDN

# IMIEHENRED YEHICLE AUCESS
| DCATION
‘-\r\} MAINTAIN VISUAL CONKECTIONS

suen sressssasanadasanassasanssnennnasdy L GPPORTUNTY TO IMPROVE THE
TURMNER ST EXISIING PHYSICAL LINK 1O 1HE
CAPITAL ATY TRAN

= — T ARFA - DNGI ARSI TS

@

SCHE 1500

18- 62 TRENERRY CRESCENT, ABBOTSFORD - INCORPORATED PLAN {Panel praferred version, October, 2017)

Appendices

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018



Agenda Page 104
Attachment 2 - Yarra C218 and C219 Panel Report

Yarra Planning Scheme Amendments C218 and C219 | Panel Report | 25 October 2017

Appendix D Panel preferred version of citation for the
C218 land at 18-62 Trenerry Crescent
Abbotsford

W. Saunders & Son Factory/Warehouse Complex (later Esprit de Corps

offices)
Address: 20-60 Trenerry Crescent, Abbotsford
Prepared by: GJM Heritage and as amended by P Lovell
Survey Date: 25
July 2016
Place type: Factory/warehouse Architect: No known (1911, 1920s), Daryl Jackson (1984
alterations)
Grading: Individually Significant Builder: Not known

Integrity: Moderate-High (1911); Low (1920s); High

(1984) Construction Date: 1911, 1920s, 1984

Status: Included in the Heritage Overlay (HO337 -
Victoria Park Precinct, Abbotsford)

No external paint, internal alteration or tree controls
apply to Precinct

Extent of Overlay: As existing, refer to plan

Figure 1. 20-80 Trenerry Crescent, Abbotsford: the facade of the 1911 building.
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e 4
X AR > - | \
Figure 2. The north-west elevation of the 1911 building Figure 3. The 1920s factory building (right} and 1984

(right) with its gabled third-storey, the 1984 glazed 11‘%(1’1%3? mgégzed structure that links the 1920s and
walkway and the modified 1920s brick office building (left). ‘

Figure 4. The subject site (red) and the existing boundary of HO337 Victoria Park Precinct
{pink} (2018).

Historical Context

The following historical context is taken from the HO337 Victoria Park Precinct citation', unless
otherwise cited.

The area surrounding Victoria Park to the Yarra River includes parts of Crown Portions 78, 79 and
88, which had been surveyed by Robert Hoddle and sold in 1839 to R Dacre, J D L Campbell (a
pastoralist) and J Dight, respectively. John Dight built Yarra House (later the Shelmerdine
residence) and a mill on his allotment, and Campbell built his house, Campbellfield House (later
owned by architect and MLA William Pitt as Mikado) on his land overlooking the Yarra River.

In 1878, Edwin Trenerry, a shareholder in a deep lead mining company, subdivided Crown

! Victorian Heritage Database (VHD), City of Yarra citation for 'Victoria Park Heritage Precinct’, accessed July 2016.
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Portions 78, 79 and 88 for residential development, creating the existing street pattemn. The
design recalled the earlier Darling Gardens development at Clifton Hill, with Victoria Park intended
as an ornamental garden square, surrounded by residential properties with 33" frontages to the
park. By 1879 much of the land had been sold to David Abbott, with some lots sold to James and
John Kelly in the next year. By 1885, all the lots had been sold, and development of many of them
had begun.

Trenerry Crescent followed the line of the Yarra River and separated the larger riverside allotments from the
smaller residential subdivisions to the west. By the tumn of the century, the river frontage allotments along
Trenerry Crescent were undergoing a transformation from gentlemen's farms to industrial uses. The
Melbourne Flour Milling Company operated at the old Dight's Mill site on the Yarra from 1891, at the north
end of Trenerry Crescent, with the Shelmerdine's Yarra Hat Works and a quarry located further to the south,
both since redeveloped.

Abbotsford emerged as a centre for the textile industry during the interwar period, with much of the vacant
land between Johnson Street, Trenerry Crescent and the Yarra River developed with textile mills.” The
massive Austral Silk and Cotton Mills complex was built at the north end of Trenerry Crescent in 1927 and
the Yarra Falls Spinning Mills had also expanded in the area during the early 20th century. Their
administrative complex was built in 1919 facing Johnston Street and the landmark 1930s Byfas building was
built, facing Trenerry Crescent, to produce textiles during World War Two. The combination of these
extensive industrial complexes has a strong built character that is evident from within the Heritage Overlay
Area and from distant views down the Yarra River and the Eastern Freeway.

In the last two decades of the 20th century, these large industrial and mill buildings have gradually been
decommissioned and recycled for light industrial, commercial or residential uses.

Place History

The complex at 20-60 Trenerry Crescent comprises four buildings (six structures in total) constructed
between 1911 and the mid-1980s.

From July 1890 Arthur and Isabella Hope owned eight lots on the north side of Trenerry Crescent, which
comprised what became Turner Street, and lots to the west. Following the death of both, the lots were
transferred to George Hope and William Maclennan in 1900, who on-sold the lots individually from 1906.%

The 1901 Melbourne Metropolitan Board of Works Detail Plan (No. 1230) indicates that the subject site was
vacant at this date. In September 1909, the Abbotsford Manufacturing Company Pty Ltd purchased the lot
on the north-west corner of Trenerry Crescent and Turner Street, with a frontage of 20.1 metres (60ft) to
Trenerry Crescent.* In July 1911, William Stone, clerk, and William Saunders the Younger, malt extract
manufacturer of Vaucluse Street, Richmond, purchased the lot.”

The factory building located on the front title boundary was built in 1911 for W. Saunders & Son,
manufacturers of malt extract and cod liver oil. The industrial building to the rear, adjoining Turner Street, is
believed to have been built in the 1920s for an engineering works.®

On 24 May 1819, William Stone became the surviving proprietor, however, on the same date the property
was transferred fo W. Saunders & Son Pty Ltd, of Trenerry Crescent, Abbotsford.” From the 1910s, the lot
to the west was also under the same ownership, on separate titles.® W. Saunders & Son Pty Ltd was
described as 'Pure Malt extract and cod liver oil and Maltocrete manufacturers, agents for Zeestos' in 1920,

Gary Vines & Matthew Churchward {1992} "Northern Suburbs Factory Study’, Part One: 63.

Land Victoria {LV), Certificate of Title V:2279/ F669.

LV, Certificate of Title, V:3384/F680.

LV, Certificate of Title, V:3384/F680.

Heritage Victoria {HV) assessment of 'Esprit De Corps Complex, 40 Turner Street & 40-60 Trenerry Crescent, Abbotsford', accessed via
Hermes 13 Jul 2016.

LV, Certificate of Title, \:3384/ F6RO.

# LV, Certificates of Title, V:3694/ FG64.

oo oa W
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while billboards advertised 'Saunders' Malt Extract in 1930 (Figure 5).°

Aerial photos dating to 1966 show the saw-tooth roof of the 1911 building on the corner of Turner Street,
and the parallel gabled-roofs of the 1920s building adjacent to the river. Other buildings are visible on the
site at this date, including a tower adjacent to the 1920s building (since removed) (Figures 6 & 7).

In October 1966, Mauri Brothers and Thomson (Aust.) Pty Ltd became joint proprietors of the site, before it
was sold to Anco Plastics Pty Ltd, of 18 Trenerry Crescent, in August 1970. The property was subsequently
owned by Trenjohn Pty Ltd from 1972, and Bracebridge Pty Ltd from 1981."" In May 1982, Bracebridge Pty
Ltd consolidated the lots to form a 41.45 metre frantage to Trenerry Crescent (the current 20-60 Trenerry
Crescent)."

In 1984, architect Daryl Jackson AO designed works to accommodate the reuse of the place by the Esprit
de Corps clothing company. The development adapted the three early twentieth century buildings which
underwent some alterations, while the new structures comprised glazed links and a new
warehouse/workroom building on the north-east comer of the site. Jackson's design integrated a stylised
industrial theme appropriate to the site's history and received a citation as a finalist in the Royal Australian
Institute of Architects Presidents Award in 1985." In January 1988 the portion of land next to the river was
subdivided off. The property was owned by various companies after this date, and is currently under a 30
year lease to Citipower Pty (from 1998)."

Figure 5. A ¢ 1930s billboard in Sydney for ‘Saunders Malt Extract'
(Source: State Library of NSW, 'Billboard advertising Saunders', No. 29837).

Vines & Churchward {1992} 'Northern Suburbs Factory Study', Part Two: 246,

LV, Certificate of Title, V:3384/ F680.

LV, Certificate of Title, V:9464/ F422.

HV assessment of 'Esprit De Corps Complex, 40 Turner Street & 40-60 Trenerry Crescent, Abbotsford', accessed via Hermes 13 Jul
2016.

LV, Certificate of Title, V:9464/ F422.
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Figure 6. A detail of a 1966 aerial of Trenerry Crescent, Figure 7. Detail of a second 1966 aerial of Trenerry
showing the subject site (Source: COYL, ID. CL PIC 105). Crescent and Yarra Falls (Source: COYL, ID. YL CL Pie
104).

This place is associated with the following themes from the City of Yarra Heritage Review Thematic History
(July 1998):

4.0 Developing Local Economies

4.2  Secondary Industry
Description
The site is occupied by a complex of industrial and office buildings dating from 1911 and the 1920s. In 1984
architect Darryl Jackson AO designed additions and made alterations fo the existing buildings to
accommodate the site's re-use by the Esprit de Corps clothing company.

The 1911 building presents as a single-storey building fronting Trenerry Street (located on the Trenerry
Crescent and Turner Street title boundaries), but extends to three-storeys in height at the rear as the
building responds to the topography of the site as it slopes down towards the Yarra River. The brick building
retains a saw-tooth roof which is hidden behind parapets on the three main elevations. The facade and
parapet is rendered and overpainted. The parapet is defined by string moulds at its top and base.

Subtle Classical details are expressed in engaged pilasters that break the facade into five bays and extend
above the parapet at the entrance and corners. The central entrance (with a modern aluminum framed door)
has a later cantilevered steel porch. Either side of the entrance are pairs of timber-framed casement
windows of various sizes. The side elevations are face-brick with rows of single timber-framed casement
windows with segmental-arches. Some sills have been replaced (probably during the 1984 development).
Vents at ground level on the Turner Street elevation are also later additions dating from the 1980s. The
building terminates at the rear with a third-storey with a gabled roof and circular vents to the gabled-ends.

To the rear of the site is the original 1920s red-brick engineering works survives as a fragment as now
largely overbuilt in the 1984 works. This building approximates its original form and scale (see Figures 6 &
7) but the brickwork shows multiple stages of alterations, particularly fronting Turner Street. The windows
and sills, the entrance off Turner Street, and a large second-storey glazed addition to the rear of the building
date from the 1984 development of the site.

The 1984 works include a the adapted 1920s red-brick building on the northern boundary of the site, the
glazed walkway between this building and the 1911 building, a two-storey glazed link between the 1911 and
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1920s buildings to the east and a glazed warehouse/workroom building to the rear of the site constructed on
an exposed off-form reinforced concrete base.

b4 .,

Figure 8. An aerial of the site dating to 2010 {Snurce:.PI.anning Maps Online, 2016)

Condition and Integrity
The 1911, 1920s and 1984 buildings have been well maintained and are all in good condition.

The 1911 building retains a moderate to high level of integrity. The 1920s building has a lower level of
integrity due to various stages of alterations, most probably dating to the 1980s redevelopment of the site.
The 1984 structures retain a high level of integrity.

Comparative Analysis

This comparative analysis focuses on the 1911 building fronting Trenerry Street which is the earliest and
most intact pre- World War Il building on the site. The analysis has been informed by a search of the
Hermes database and includes places that are individually significant within a precinct-based Heritage
Overlay within the City of Yarra.

The following places are comparable in historic use, construction date or architectural style or form:

Braun, C J & Co, Shoe Manufactures Factory/Warehouse (former), later Blue Laser Jean Company,
92-94 Easey Street, Collingwood (Individually Significant within HO321)

This brick and render factory was built in 1933 in the Moderne style, with distinctive details such as the
sunburst 'keystone', stepped parapet and string mould. The former factory has now undergone a conversion
to flats but the facade remains predominantly intact.

Although the W. Saunders & Son Factory/Warehouse Complex was constructed during an earlier period, the
1911 building is comparable to the Easey Street factory in construction materials, the form and scale of the
symmetrical facade, both with stepped parapets defined by string moulds and central entrances with
flanking windows. The subject site is much grander in scale with a more dominant presence along two
streets, in comparison to the more modest Easey Street factory.
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Figure 9. 92-94 Easey Street, Collingwood following the conversion to flats ©
realestate.com

Former Factory at 40 Reid Street, Fitzroy North {Individually Significant within Precinct HO327)

Constructed between 1900 and 1915, the former factory is a single-storey red-brick construction with a
parapet, distinctive parapeted gable and single windows. Pilasters define entrances on the facade. The
factory has now been converted to apartments, with additions constructed above the saw-tooth roof level
and windows on the side elevations altered. With additions and alterations, the Edwardian fabric retains a
moderate level of integrity.

The W. Saunders & Son Factory/Warehouse Complex is a similar red-brick construction and has a
comparable application of architectural treatment, albeit in a slightly different expression. The subject site
retains a higher degree of integrity as it retains its original profile and roof form.

J

Figure 10. 40 Reid Street, Fitzroy North (© Google)

Former factory at the rear of 16 Arnold Street, Princes Hill {Individually significant within Precinct HO329)

This former factory, constructed between 1900 and 1915, is a two-storey, face-brick construction with a hipped
roof, addressing two streets. It retains a high level of integrity. The factory occupies a similar footprint to the
1911 building at the W. Saunders & Son Factory/Warehouse Complex. While their roof forms differ, they are
comparable in terms of the unadorned red-brick elevations with repetitive rows of single window placement.
The W. Saunders & Son Factory/Warehouse Complex building has more elaborate architectural treatment and
detail to the facade in comparison, but is less intact due to alterations to the windows and sills.
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Figure 11. Rear of 16 Arnold Street, Princes Hill (©Google)

Conclusion

The W. Saunders & Son Factory/Marehouse Complex has a modestly-scaled facade fronting Trenerry
Crescent but a dominant and increasing presence a long Turner Street as the buildings respond to the
topography as it slopes down towards the Yarra River. Architecturally, the 1911 former factory is typical of
factories constructed during the Edwardian period with subtle Classical expression to the Trenerry Crescent
facade.

The 1984 additions to the complex by Daryl Jackson AQ for the Esprit de Corps company are a well
resolved contextual design response to the 1911 and 1920s buildings. This design still provides an effective
integration of the various buildings on the site and is a successful example of adaptive reuse of former
industrial buildings.

Assessment Against Criteria

Following is an assessment of the place against the heritage criteria set out in Planning Practice Note 1:
Applying the Heritage Overlay (July 2015).

Criterion A: Importance to the course or pattern of our cultural or natural history (historical significance).

The place is one of the remaining examples of industrial development in Abbotsford, and particularly on
Trenerry Crescent along the Yarra River, where industrial development began from the turn of the century.
The 1911 building is of historical value as an example of an Edwardian-era factory, built for W. Saunders &
Son, who were manufacturers of malt extract and cod liver oil. The place is of historical interest as evidencing
subsequent stages of development on an industrial site, including the 1920s building which is believed to have
been built for an engineering works and the 1984 additions designed by architect Daryl Jackson for the Esprit
de Corps company.

6 Criterion E: Importance in exhibiting particular aesthetic characteristics (aesthetic significance).

The Edwardian building is of aesthetic significance for its architectural presence within the early twentieth
century industrial streetscape of Trenerry Crescent and within the riverscape of the Yarra River. The 1911
building has subtle Classical details to the facade, and respond to the topography of the site by increasing in
height and presence as the land slopes towards the Yarra River.

The new structures designed by architect Daryl Jackson AO in 1984 are of architectural interest, as an
example of the innovative adaptive re-use of a set of former factory buildings that respected the forms,
materials and architectural language of the early twentieth century industrial context.
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Statement of Significance

What is significant?
The W. Saunders & Son Factory/Warehouse Complex at 20-60 Trenerry Crescent, Abbotsfard.

The 1911 Edwardian building is of primary significance to the site. The 1984 new and adapted structures
designed by architect Darryl Jackson AO are of contributory significance to the site. Alterations and additions
that have occurred since 1984 are not significant.

How is it significant?

The W. Saunders & Son Factory/Warehouse Complex is of local historical and aesthetic significance to the
City of Yarra.

Why is it significant?

The W. Saunders & Son Factory/Warehouse Complex is of historical significance as one of the remaining
examples of the industrial development in Abbotsford, and particularly on Trenerry Crescent along the Yarra
River, where industrial development began from the turn of the century. The 1911 building is of historical value
as an externally intact example of an Edwardian-era food processing factory, built for W. Saunders & Son, who
were manufacturers of malt extract and cod liver oil. The place is of historical interest for its ability to
demonstrate subsequent stages of development on an industrial site, including the 1920s building which is
believed to have been built for an engineering works and the 1984 additions designed by architect Daryl
Jackson for the Esprit de Corps company. (Criterion A)

The Edwardian building is of aesthetic significance for its architectural presence within the early twentieth
century industrial streetscape of Trenerry Crescent and within the riverscape of the Yarra River. The 1911
building has subtle Classical details to the facade, and responds to the topography of the site by increasing in
height and presence as the land slopes towards the Yarra River. (Criterion E)

The works designed by architect Darryl Jackson in 1984 are of aesthetic interest, as an example of an
innovative adaptive re-use of former factory buildings that respects the forms, materials and architectural
language of the early twentieth century industrial context. These include the adapted red-brick building on the
northemn boundary of the site, a glazed walkway between this and the 1911 building the two-storey glazed link
between the 1911 and 1920s buildings and a glazed warehouse building to the rear of the site. The design
integrated a stylised industrial theme in consideration of the site's Edwardian and Interwar buildings. (Criterion
E)

Grading and Recommendations

It is recommended that the place continue to be included in the Heritage Overlay of the Yarra Planning
Scheme as an individually significant place within the Victoria Park Precinct, Abbotsford (HO337).

Recommendations for the Schedule to the Heritage Overlay (Clause 43.01) in the Yarra Planning Scheme:

External Paint Controls? No

Internal Alteration Controls? No

Tree Controls? MNo

Outbuildings or Fences not exempt under Clause 43.01-37 No

Prohibited Uses Permitted? No

Incorporated Plan? HO337 Precinct: Yes
Aboriginal Heritage Place? Not assessed
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Identified by:
Andrew C. Ward & Associates (May 1995), 'Collingwood Conservation Study Review'.
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Appendix E Panel preferred version of Amendment

DD/MMIYY
Cc219

1.0

DD/MM/YY
YY C219

2.0

DD/MMIYY
YY C219

C219

SCHEDULE 14 TO THE DEVELOPMENT PLAN OVERLAY
Shown on the planning scheme map as DPO14,
112-124 & 126-142 Trenerry Crescent, Abbotsford

This schedule applies to land generally known as:
o 112-124 Trenerry Crescent, Abbotsford
*  126-142 Trenerry Crescent, Abbotsford

Requirement before a permit is granted

A permit may be granted before a development plan has been approved 10 allow

= The use of an existing building.

= Minor buildings and works to existing buildings.

= Subdivision of land, provided that the subdivision is the result of a consolidation of all or parts
of the site or the re-subdivision of the land and the number of lots is not increased.

= Removal or creation of easements or restrictions.

= Buildings or works associated with the remediation of the land in accordance with or for the
purpose of obtaining a Certificate or Statement of Environmental Audit under the Environment
Protection Act 1970.

Before any planning permit is granted the responsible authority must be satisfied that the permit
will not prejudice the future use and development of the land in an integrated manner and will
contribute to the vision of the site.

Conditions and Requirements for Permits

Except for a permit issued as provided for under Clause 1.0, a permit must contain

conditions or requirements which give effect to the provisions and requirements of the

approved Development Plan.

In addition to any requirements in other provisions of the scheme, particularly Schedule 1 to the
Design and Development Overlay — Yarra (Birrarung) River Corridor Protection, an application
must be accompanied by the following information {as appropriate):

= The proposed uses of each building and estimated floor area for each use;

®= The number of proposed dwellings, where relevant, including the mix of residential

development densities and dwelling types;

= A design response that describes how the development responds to the vision for the site and
the design guidelines in the approved development plan;

= A visual impact assessment that provides the following:
e A 3D model of the development and its surrounds in conformity with the Department of
Environment, Land, Water and Planning Infrastructure Technical Advisory Note — 3D

Digital Modelling. Where substantial modifications are made to the proposed building
envelope, a revised 3D digital model must be submitted to the Responsible Authority

s  Site line analysis and 3D modelling of the proposed development from key view points
(such as the Yarra River corridor and Dights Falls) in the public realm to enable an
assessment of the visual impact of the development on the heritage values of the former
Austral Silk and Cotton Mills building and substation at 112-124 Trenerry Crescent
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3.0
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e Perspectives showing the visual prominence of the development [rom public vantage
points along the Yarra River corridor (including Capital City Trail, Dights Falls and Yarra
Bend Park). and to the specifications of the responsible authority;
= A Heritage Impact Statement prepared by a suitably qualified heritage consultant, which
outlines how the proposed development has regard to heritage values of the former Austral Silk
and Cotton Mills building and substation at 112-124 Trenerry Crescent, along with relevant
citations and studies;

* A car parking and traffic impact assessment that considers:

« the safe entry and exit of vehicles and how these minimise conflicts with any existing
pedestrian and cycle links

e the means proposed to promote reduced car use and promote sustainable travel including
opportunities for the provision of a car share system and Green Travel Plan initiatives that
promote sustainable transport options including the provision of on-site bicycle storage and
end-of-trip facilities

e the provision of car parking, circulation and layout of car parking, and the recommended
bicyele parking provision rates;

= A Landscape Plan;

= An acoustic report (with a particular focus on the interface with the freeway) prepared by a
suitably qualified acoustic engineer assessing, as appropriate, how the requirements of the
State Environment Protection Policy (Control of Noise from Commerce, Industry and Trade)
No. N-1, the State Environment Protection Policy (Conirol of Music Noise [rom Public
Premises) No. N-2, sleep disturbance criteria and relevant Australian Standards will be met and
must prescribe the form of acoustic treatment taking into consideration the agent of change
principle.

Requirements for Development Plan

The Development Plan must be consistent with the following Vision for the site, and be generally
in accordance with the /ndicative Framework Plan as shown in Figure 1 to the satisfaction of the
responsible authority. In addition the Development Plan must be consistent with any requirements
in other provisions of the scheme, particularly Schedule 1 to the Design and Development Overlay
— Yarra (Birrarung) River Corridor Protection.

The development plan may be prepared in stages if the responsible authority is satisfied this will
not prejudice the preparation of the development plan.

The Development Plan for any part of the development area or for any stage of development may
be amended from time to time to the satisfaction of the responsible authority.

Vision

The development will:

= support employment generating land uses whilst permitting residential uses and encouraging
mixed use activities reflective of the character of the area;

= provide a high quality architectural design, built form and landscaping response which
acknowledges the site's prominent location adjoining the Yarra River and the Eastern Freeway,
and minimise the visual impact of new buildings when viewed from the Yarra River and
adjacent public open space, bicycle and shared paths and bridge crossings;

= utilise materials that are respectful of the natural characteristics of the river corridor and
respond to the former industrial character of Trenerry Crescent;

= sensitively adapt and reuse the former Austral Silk and Cotton Mills warehouse and factory
complex and substation at 114-124 Trenerry Crescent to maintain its heritage value and robust
industrial character;
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= not dominate views to the former Austral Silk and Cotton Mills complex from the Yarra River
corridor;

= maintain key views to Yarra River corridor and to the western facade and appropriate views of
the upper levels of the former Austral Silk and Cotton Mills complex when viewed from
Trenerry Crescent;

= Provide appropriate opportunities for the improvement of the safety of pedestrian and cyclist
movements at the north western corner of the site.

Components

The Development Plan must include the following to the satisfaction of the responsible authority:

Existing Conditions Analysis
= A sile context analysis that identifies the key attributes ol the land, including:

topography:;

existing vegetation;

location of existing buildings and significant trees and vegetation;

existing or proposed uses and buildings on adjoining land;

the contextual relationship of the site and proposed built form to the Yarra River Corridor,
the Eastern Freeway and surrounding road network walking and cycling connections, and
public transport;

key view-lines to the site from the Yarra River corndor (including Capital City Trail,
Dights Falls and Yarra Bend Park) and the Eastern Freeway;

views through the site from Trenerry Crescent to the Yarra River Corridor; and

key views to the former Austral Silk and Cotton Mills warchouse and factory complex and
substation at 114-124 Trenerry Crescent from Trenerry Crescent.

=  An arboricultural assessment of any significant vegetation on the land, including advice on the
long term health and retention value of such vegetation.

Plans and Reports

= Asite plan(s) which shows:

the existing heritage building with any extensions and alterations;

the indicative siting and orientation of other proposed building(s) on the site and the
relationship to buildings on adjoining land;

the indicative location of car and bicycle parking areas;

the vehicle and pedestrian access locations;

the location of any areas of public open space; and

the anticipated uses of each building.

= Plans showing:

Indicative building envelopes and massing diagrams for new buildings including street
wall heights, maximum building heights, the separation distances between buildings, the
setback from the street frontage, and how the development addresses the street;

The principles for the proposed built form interface to — the Yarra River Corridor (eastemn
interface), Trenerry Crescent (western interface), the Eastern Freeway (northern interface)
and the interface with existing pedestrian/cycle links (including Capital City Trail);

Shadow diagrams of the proposed building envelopes shown in the proposed Development
Plan between 11:00am and 2:00pm on 22 June.

A Landscape Plan that includes:
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the location of landscape areas on all interfaces as appropriate, including the Yarra River
Corridor;

guidelines for landscape and fencing treatments with the Yarra River Corridor and how
this enhances the bushland character of the river corridor and protects and integrates with
existing vegetation and planting;

details on the management of landscaped areas, including sustainable irrigation treatments
such as water sensitive urban design opportunities.

= Proposed staging plan (if relevant).

= A Heritage Impact Assessment prepared for the former Austral Silk and Cotton Mills building
and substation at 112-124 Trenerry Crescent by a suitably qualified heritage consultant, that:

articulates the significance of the heritage place, its component parts, and its setting
(including in relation to the Yarra River corridor);

describes the relationship between the heritage place and any neighbouring or adjacent
heritage place/s; and

establishes principles for managing the significance of the hentage place and its
relationship with its surroundings.

= A Traffic Management Report identifying:

the safe entry and exit of vehicles and how these minimise conflicts any existing
pedestrian and cycle links:

the means proposed to promote reduced car use and promote sustainable travel mcluding
opportunities for the provision of a car share system and Green Travel Plan initiatives;

the recommended car parking and bicycle parking provision rates.

Design Guidelines
= Design guidelines for the entire site, including but not limited to:

The treatments of key interface arcas that reflect the principles for cach interface and
respond to key views;

Building materials, treatments, including reflectivity details and architectural styles
through the site;

The treatments for communal open space;

The response of the development to the heritage former Austral Silk and Cotton Mills
building and substation at 112-124 Trenerry Crescent as identified in a heritage impact
assessment prepared for the place;

The treatment of building services, including roofl top services/elements, should be
screened from the public realm.
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Figure 1 Indicative Framework Plan
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po/Myvy  SCHEDULE 2 TO THE INCORPORATED PLAN OVERLAY

;;‘\3 Shown on the planning scheme map as IPO2.
18-62 Trenerry Crescent, Abbotsford November 2016
1.0 Requirements for permit applications
DD/MMY
:,_‘:]\; An application to construct a building on the site that includes multiple residential dwellings must

allocate a minimum leasable floor area* of 20 % of its net floor area*™* for
office/retail ‘commercial or other employment generating uses, to the satisfaction of the
responsible authority,

*Leasable floor area - That part of any floor arca able to be leased. It does not include public or
common tenancy areas, such as malls, verandahs, or public conveniences.

**Net floor area - The total floor area of all floors of all buildings on a site. It includes half the
width of any party wall and the full width of all other walls. It does not include the area of stairs,
loading bays, accessways, or car parking areas, or any arca occupicd by machinery required for air
conditioning, heating, power supply or lifts.

In addition to requirements in other provisions of the scheme particularly Schedule 1 to the
Design and Development Overlay. Yarra (Birrarung) River Corridor Protection, an application to
construct a building on the site must include a site analysis and design response to the satisfaction
of the responsible authority, The application is to contain the following:

* A design response that:
*  describes how the building respects and addresses the interface with Trenerry Crescent,
Turner Street and the former industrial interface to the Yarra River Corridor;
= addresses the sensitive river corridor environs in terms of materials and the suitable design
and articulation of facades in order to minimise visual impacts when viewed from the river
corridor and Yarra Bend Park; and

= provides safe and efficient pedestrian and vehicle aceess to the building.

* A heritage impact statement prepared by a suitably qualified professional that assesses the
impact of the proposed development on the heritage values of the heritage place.

* A visual impaet assessment, 1o the specifications of the responsible authority, that provides for
the following:

= A 3D model of the development and its surrounds in conformity with the Department of
Environment, Land, Water and Planning Infrastructure Advisory Nete — 3D Digital
Muodelling. Where substantial modifications are made to the proposed building envelope,
a revised 3D digital model must be submitted to the Responsible Authority;

*  Site line analysis and 3D modelling of the proposed development from key view points in
the publie realm to enable an assessment of the visual impact of the development on
heritage places; and

»  Perspectives showing the visual prominence of the development from public vantage
points along the Yarra River corridor (including Capital City Trail, Dights Falls and Yarra
Bend Park).

* A car parking and traffic impact assessment that considers:

» the safe entry and exit of vehicles and how these minimise conflicts with any existing
pedestrian and cyele links;

= the means proposed to promote reduced car use and promote sustainable travel
including opportunities for the provision of a car share system and Green Travel Plan
initiatives that promote sustainable transport options including the provision of on-
site bicyele storage and end-of-irip facilities;
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3.0

DO/MMIY
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c218

» the provision of car parking, circulation and layout of car parking, and the

recommended bicycle parking provision rates;

= the impact of any additional traffic on the surrounding road network, and how any
necessary mitigation measures should be pddresse:

A landscape scheme that considers the suitability of existing vegetation on the site and
measures to protect and enhance vegetation along the banks of the Yarra River {immediately
east of the site) including a revegetation program and protection of the existing trees in
Trenerry Crescent and Turner Streets.

Decision guidelines

In addition to requirements in other provisions of the scheme, particularly Schedule 1 to the
Design and Development Overlay, Yarra (Birrarung) River Corridor Protection, before deciding
on an application the responsible authority must consider, as appropriate:

How the proposed development responds to the purpose and objectives of the Incorporated
Plan and accords with the 18-62 Trenerry Creseent Framework Plan;

How the proposed development responds to the Yarra River Corridor Strategy which seeks to
protect the natural characteristics of the Yarra River corridor;

How the proposed development responds to the land use and built form guidelines and
principles in Part 4 of the Johnston Strect Local Area Plan, 2015;

The impact of the height, bulk, design and appearance of the building or works on the
character and amenity of the surrounding area;

The scale and design of new development and its transition to the adjoining building at 64
Trenerry Crescent;

The impacts of overshadowing on windows to habitable rooms in the existing building to the
south and southern side footpath on Turner Sireet, caused by upper levels of new
development, between 9am and 3pm on September 22 (equinox);

How the proposed development has regard to the heritage significance of the place;

The relationship of any new buildings to the street including entrances that provide
opportunities for active or visual engagement and whether new buildings provide an attractive
and engaging edge to the street environment through landscaping and/or architectural design
features:

The design of any car park arca including how it relates visually to the street environment and
the extent of activation of the frontage at street level;

The impact of development on the surrounding road network, including the intersection of
Trenerry Crescent and Johnston Street;

The extent to which the design of any building and the materials used, minimises the visual
impacts of built form when viewed from the Yarra River corridor and Yarra Bend Park:

The extent to which the design of sustainable travel options are provided as part of the
development, in accordance with a Green Travel Plan;

The extent to which screening of mechanical plant equipment is achieved.

Requirements for incorporated plan

The incorporated plan must include:

Objectives for the future use and development of the site.
A plan showing:

o Relevant building heights and setbacks across the site;
« Building height in metres or RLs;

* Heritage features to be retained;

®  Other heritage features/fabric;

[ Comment [BEL]: Change 1.
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* Vehicle entry and exit points for the site;
o Visual connections to the Yarra River Corridor;

* Arcas of landscaping to minimise the visual intrusion of development in the Yarra River
Corridor.

Reference Documents (Policy Reference)

S\?{(MMN Johinston Street Local Area Plan — December, 2015

c218 City of Yarra, Yarra River Corridor Strategy, Planisphere, 2015
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18-62 Trenerry Crescent, Abbotsford (Incorporated Plan)

1.0 The Plan

The 18-62 Trenerry Crescent, Abbotstord Plan consists of this ordinance and the 18-62 Trenerry
Crescent Framework Plan

2.0 Purpose

To facilitate the use and development of the land at 18-62 Trenerry Crescent for a mixed use
development including dwellings, retail premises and office uses that will provide jobs and
business activity for the local area,

To encourage new development that respects the sensitive Yarra River corridor interface, the
heritage values of the sile and former industrial character of Trenerry Crescent.

To require new developments to apply the provisions and requirements of Schedule 1 to the
Design and Development Overlay, Yarra (Birrarung) River Corridor Protection.

3.0 Objectives
Use principles
* Encourage and support a mix of retail, office and accommodation uses that complement the
location and bring life to the arca.

* Retain employment generating land uses on the site, whilst permitting residential uses and
encouraging mixed use activities consistent with the character of the arca.

o [ncourage offices, retail uses such as cafes and restaurants at the lower levels of any
development that support local residential and commercial uses on the site and nearby.

Development principles

o [nsure that built form at the river corridor interface is well designed and articulated in order to
break up the building mass and provide suitable setbacks to the Yarra River corridor.

* Locaie taller buili form towards the Trenerry Crescent interface (away from the river corridor)
and sct back upper levels from the street wall fagade.

o Ensure that the form of development reflects high quality architecture, urban design and
landscaping.

* Respect and seek to improve the public realm along the Turner Street frontage as a key
pedestrian and cycling link to the Yarra River corridor,

s Provide separate entries for different land uses.
Landscape principles
e Improve the streetscape along Trenerry Crescent with footpath des, street furniture and

bicyele facilities, where appropriate.
o Improve the strectscape in Turner Street with footpath upgrades, way-finding signage, bicycle
facilities and the introduction of Water Sensitive Urban Design initiatives.

* Encourage the use of sustainable practices in vegetation selection, stormwater runoff, removal
of weeds, vegetation and revegetation of the Yarra River bank (between the title boundary and
the Capital City Trail) with local indigenous species.

o Protect the strect trees in Trenerry Crescent and Turner Street which provide a distinet
landscape character and physically connect the urban environment with the Capital City Trail
and the Yarra River.

s Provide for opportunities to either screen or improve the appearance of any retaining wall on

the eastern property boundary (facing the river corridor), through discussion with Council and

the relevant land owners/managers,
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Sustainable Transport Principles

e Provide adequate and convenient on-site parking to cater for the needs of any mixed use
development whilst acknowledging the provision of public transport in close proximity to the
site and sustainable transport principles.

* Provide adequate bieyele facilities (bicyele storage spaces and end-of-trip facilities) for future
residents and workers on the site to reduce the need for car parking spaces and consequently,
reliance on motor vehicles.

Heritage principles
¢ Facilitate development that responds to the robust former industrial buildings along the east
side of Trenerry Crescent, acknowledging the change that has occurred along Trenerry

Crescent and having regard to the built form expectations outlined in the Johnston Street Local
Areca Plan 2015,

* Retain the identified heritage fagades shown on the 18-62 Trenerry Crescent Framework Plan

in Figure 1 and encourage the retention of where-appropriate,-other element&ei—?he*)erilagel_,_. [Cnmment [BE2]: Change 2

fabric to provide a contextual link to the historical industrial uses along Trenerry Crescent.

e  Maintain a visual connection to the retained heritage elements on the site when viewed from
Trenerry Crescent and Turner Street.

e Provide an appropriate separation and/or transition between the street wall fagade height of
new development and the fagade of the existing heritage building, as viewed along Trenerry
Crescent.

* Provide appropriate setbacks and/or transitions from Trenerry Crescent and Turner Street at
upper levels beyond the street wall height to minimise visual dominance of upper levels in the
street, as well as the potential for overshadowing the property to the south.

e [insurc that upper level development is sufficiently setback andlor transitioned from the
retained heritage fagades to enable them to be understood as having three dimensional form
and appreciated as separate from the new development above and/or behind.

* Provide an appropriate design response to the heritage building on the site in accordance with
a Heritage Tmpact Statement.

s Provide opportunities for incorporation of sipnage and/or interpretive elements in a publicly

accessible location which explain or display the history of the site.
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18-62 TRENERRY CRESCENT - FRAMEWORK PLAN
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GJM Heritage

Heritage Citation

W. Saunders & Son Factory/Warehouse Complex (later Esprit de Corps offices)
Address: 20-60 Trenerry Crescent, Abbotsford

Prepared by:  GJM Heritage

Survey Date: 25 July 2016

Architect: No known (1911, 1920s), Daryl Jackson

Pl :F h
ace type: Factory/warehouse (1984 alterations)

Grading: Individually Significant Builder: Not known

Integrity: Moderate-High (1911); Moderate (1920s);

High (1984) Construction Date: 1911, 1920s, 1984

Status: Included in the Heritage Overlay (HO337 -
Victoria Park Precinct, Abbotsford)

No external paint, internal alteration or tree
controls apply to Precinct

Extent of Overlay: As existing, refer to plan

Figure 1. 20-60 Trenerry Crescent, Abbotsford: the facade of the 1911 building.
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Figure 2. The north-west elevation of the 1911 building Figﬁre 3. The 1920s factory building (right) and 1984 two-

(right) with its gabled third-storey, the 1984 glazed storey glazed structure that links the 1920s and 1911
walkway and the modified 1920s brick office building buildings.
(left).

Figure 4. The subject site (red) and the xisting boundary of HO337 Victoria Park Precinct (pink) (2016).

Historical Context

The following historical context is taken from the HO337 Victoria Park Precinct citation®, unless otherwise
cited.

The area surrounding Victoria Park to the Yarra River includes parts of Crown Portions 78, 79 and 88, which
had been surveyed by Robert Hoddle and sold in 1839 to R Dacre, J D L Campbell (a pastoralist) and J Dight,
respectively. John Dight built Yarra House (later the Shelmerdine residence) and a mill on his allotment, and

& Victorian Heritage Database (VHD), City of Yarra citation for ‘Victoria Park Heritage Precinct’, accessed July 2016.
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Campbell built his house, Campbellfield House (later owned by architect and MLA William Pitt as Mikado) on
his land overlooking the Yarra River.

In 1878, Edwin Trenerry, a shareholder in a deep lead mining company, subdivided Crown Portions 78, 79 and
88 for residential development, creating the existing street pattern. The design recalled the earlier Darling
Gardens development at Clifton Hill, with Victoria Park intended as an ornamental garden square, surrounded
by residential properties with 33' frontages to the park. By 1879 much of the land had been sold to David
Abbott, with some lots sold to James and John Kelly in the next year. By 1885, all the lots had been sold, and
development of many of them had begun.

Trenerry Crescent followed the line of the Yarra River and separated the larger riverside allotments from the
smaller residential subdivisions to the west. By the turn of the century, the river frontage allotments along
Trenerry Crescent were undergoing a transformation from gentlemen's farms to industrial uses. The
Melbourne Flour Milling Company operated at the old Dight's Mill site on the Yarra from 1891, at the north
end of Trenerry Crescent, with the Shelmerdine's Yarra Hat Works and a quarry located further to the south,
both since redeveloped.

Abbotsford emerged as a centre for the textile industry during the interwar period, with much of the vacant
land between Johnson Street, Trenerry Crescent and the Yarra River developed with textile mills.” The massive
Austral Silk and Cotton Mills complex was built at the north end of Trenerry Crescent in 1927 and the Yarra
Falls Spinning Mills had also expanded in the area during the early 20th century. Their administrative complex
was built in 1919 facing Johnston Street and the landmark 1930s Byfas building was built, facing Trenerry
Crescent, to produce textiles during World War Two. The combination of these extensive industrial complexes
has a strong built character that is evident from within the Heritage Overlay Area and from distant views down
the Yarra River and the Eastern Freeway.

In the last two decades of the 20th century, these large industrial and mill buildings have gradually been
decommissioned and recycled for light industrial, commercial or residential uses.

Place History

The complex at 20-60 Trenerry Crescent comprises four buildings (six structures in total) constructed between
1911 and the mid-1980s: the 1911 building, 1920s building, 1984 building towards the Yarra River, the
extensively remodelled 1920s building to the north and the 1984 entrance and linking elements.

From July 1890 Arthur and Isabella Hope owned eight lots on the north side of Trenerry Crescent, which
comprised what became Turner Street, and lots to the west. Following the death of both, the lots were
transferred to George Hope and William MacLennan in 1900, who on-sold the lots individually from 1906.%

The 1901 Melbourne Metropolitan Board of Works Detail Plan (N0.1230) indicates that the subject site was
vacant at this date. In September 1909, the Abbotsford Manufacturing Company Pty Ltd purchased the lot on
the north-west corner of Trenerry Crescent and Turner Street, with a frontage of 20.1 metres (60ft) to
Trenerry Crescent.? In July 1911, William Stone, clerk, and William Saunders the Younger, malt extract
manufacturer of Vaucluse Street, Richmond, purchased the lot.'°

7 Gary Vines & Matthew Churchward (1992} ‘Northern Suburbs Factory Study’, Part One: 63.
8 Land Victoria (LV), Certificate of Title V:2279/F669.

9LV, Certificate of Title, V:3384/F6R0.

10 LV, Certificate of Title, V:3384/F680.
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The factory building located on the front title boundary was built in 1911 for W. Saunders & Son,
manufacturers of malt extract and cod liver oil. The industrial building to the rear, adjoining Turner Street, is
believed to have been built in the 1920s for an engineering works."*

On 24 May 1919, William Stone became the surviving proprietor, however, on the same date the property was
transferred to W. Saunders & Son Pty Ltd, of Trenerry Crescent, Abbotsford.’” From the 1910s, the lot to the
west was also under the same ownership, on separate titles.”> W. Saunders & Son Pty Ltd was described as
‘Pure Malt extract and cod liver oil and Maltocrete manufacturers, agents for Zeestos’ in 1920, while billboards
advertised ‘Saunders’ Malt Extract in 1930 (Figure 5)."

Aerial photos dating to 1966 show the saw-tooth roof of the 1911 building on the corner of Turner Street, and
the parallel gabled-roofs of the 1920s building adjacent to the river. Other buildings are visible on the site at
this date, including a tower adjacent to the 1920s building (since removed) (Figures 6 & 7).

In October 1966, Mauri Brothers and Thomson {Aust.) Pty Ltd became joint proprietors of the site, before it
was sold to Anco Plastics Pty Ltd, of 18 Trenerry Crescent, in August 1970. The property was subsequently
owned by Trenjohn Pty Ltd from 1972, and Bracebridge Pty Ltd from 1981.'° In May 1982, Bracebridge Pty Ltd
consolidated the lots to form a 41.45 metre frontage to Trenerry Crescent (the current 20-60 Trenerry
Crescent). 1

In 1984, architect Daryl Jackson AO designed works to accommodate the reuse of the place by the Esprit de
Corps clothing company. The development adapted the three early twentieth century buildings (the 1920s
building on the corner of Trenerry Crescent and Turner Street, the 1911 building on Turner Street and the
1920s building to the north) which underwent some alterations, while the new structures comprised glazed
links and a new warehouse/workroom building on the north-east corner of the site. Jackson’s design
integrated a stylised industrial theme appropriate to the site’s history and received a citation as a finalist in the
Royal Australian Institute of Architects Presidents Award in 1985." In January 1988 the portion of land next to
the river was subdivided off. The property was owned by various companies after this date, and is currently
under a 30 year lease to Citipower Pty (from 1999).12

11 Heritage Victoria (HV) assessment of ‘Esprit De Corps Complex, 40 Turner Street & 40-60 Trenerry Crescent, Abbotsford’, accessed
via Hermes 13 Jul 2016.

12 LV, Certificate of Title, V:3384/F680.

13 LV, Certificates of Title, V:3694/F664.

14 Vines & Churchward (1992) ‘Northern Suburbs Factory Study’, Part Two: 246,

15 LV, Certificate of Title, V:3384/F680.

16 LV, Certificate of Title, V:9464/F422.

17 HV assessment of ‘Esprit De Corps Complex, 40 Turner Street & 40-60 Trenerry Crescent, Abbotsford’, accessed via Hermes 13 Jul
2016.

18 LV, Certificate of Title, V:9464/F422.
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Figure 5. A c1930s billboard in Sydney for ‘Saunders Malt Extract’
{Source: State Library of NSW, ‘Billboard advertising Saunders', No. 29837).

3 . -~ - - 1A S
Figure 6. A detail of a 1966 aerial of Trenerry Crescent, Figure 7. Detail of a second 1966 aerial of Trenerry
showing the subject site (Source: COYL, ID. CL PIC 105). Crescent and Yarra Falls (Source: COYL, ID. YL CL Pic 104).
This place is associated with the following themes from the City of Yarra Heritage Review Thematic History
(July 1998):
4.0 Developing Local Economies
4.2 Secondary Industry
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Description

The site is occupied by a complex of industrial and office buildings dating from 1911 and the 1920s. In 1984
architect Darryl Jackson AQ designed additions and made alterations to the existing buildings to accommodate
the site’s re-use by the Esprit de Corps clothing company.

The 1911 building presents as a single-storey building fronting Trenerry Street (located on the Trenerry
Crescent and Turner Street title boundaries), but extends to three-storeys in height at the rear as the building
responds to the topography of the site as it slopes down towards the Yarra River. The brick building retains a
saw-tooth roof which is hidden behind parapets on the three main elevations. The fagade and parapet is
rendered and overpainted. The parapet is defined by string moulds at its top and base. Subtle Classical details
are expressed in engaged pilasters that break the facade into five bays and extend above the parapet at the
entrance and corners. The central entrance (with a modern aluminum framed door) has a later cantilevered
steel porch. Either side of the entrance are pairs of timber-framed casement windows of various sizes. The
side elevations are face-brick with rows of single timber-framed casement windows with segmental-arches.
Some sills have been replaced (probably during the 1984 development). Vents at ground level on the Turner
Street elevation are also later additions dating from the 1980s. The building terminates at the rear with a
third-storey with a gabled roof and circular vents to the gabled-ends.

To the rear of the site the original 1920s red-brick engineering works survives as a fragment now largely
overbuilt in the 1984 works. This building approximates its original form and scale (see Figures 6 & 7) but the
brickwork shows multiple stages of alterations, particularly fronting Turner Street. The windows and sills, the
entrance off Turner Street and a large second-storey glazed addition to the rear of the building date from the
1984 development of the site.

The 1984 works include the adapted 1920s red-brick building on northern boundary of the site, the glazed
walkway between this building and the 1911 building, a two-storey glazed link between the 1911 and 1920s
buildings to the east and a glazed warehouse/workroom building to the rear of the site constructed on an
exposed off-form reinforced concrete base.

’ ” § . (N e
Figure 8. An aerial of the site dating to 2010 (Source: Planning Maps Online, 2016)
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Condition and Integrity
The 1911, 1920s and 1984 buildings have been well maintained and are all in good condition.

The 1911 building retains a moderate to high level of integrity. The 1920s building has a lower level of integrity
due to various stages of alterations, most probably dating to the 1980s redevelopment of the site. The 1984
structures retain a high level of integrity.

Comparative Analysis

This comparative analysis focuses on the 1911 building fronting Trenerry Street which is the earliest and most
intact pre- World War Il building on the site. The analysis has been informed by a search of the Hermes
database and includes places that are individually significant within a precinct-based Heritage Overlay within
the City of Yarra.

The following places are comparable in historic use, construction date or architectural style or form:

Braun, CJ & Co, Shoe Manufactures Factory/Warehouse (former), later Blue Laser Jean Company, 92-94
Easey Street, Collingwood (Individually Significant within HO321)

This brick and render factory was built in 1933 in the Moderne style, with distinctive details such as the
sunburst ‘keystone’, stepped parapet and string mould. The former factory has now undergone a conversion
to flats but the fagade remains predominantly intact.

Although the W. Saunders & Son Factory/Warehouse Complex was constructed during an earlier period, the
1911 huilding is comparable to the Easey Street factory in construction materials, the form and scale of the
symmetrical fagade, both with stepped parapets defined by string moulds and central entrances with flanking
windows. The subject site is much grander in scale with a more dominant presence along two streets, in
comparison to the more modest Easey Street factory.

Figure 9. 92-94 Easey Street, Collingwood following the conversion to flats © realestate.com

Former Factory at 40 Reid Street, Fitzroy North (Individually Significant within Precinct HO327)

Constructed between 1900 and 1915, the former factory is a single-storey red-brick construction with a
parapet, distinctive parapeted gable and single windows. Pilasters define entrances on the fagade. The factory
has now been converted to apartments, with additions constructed above the saw-tooth roof level and
windows on the side elevations altered. With additions and alterations, the Edwardian fabric retains a
moderate level of integrity.
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The W. Saunders & Son Factory/Warehouse Complex is a similar red-brick construction and has a comparable
application of architectural treatment, albeit in a slightly different expression. The subject site retains a higher
degree of integrity as it retains its original profile and roof form.

Figure 10. 40 Reid Street, Fitzroy North (©Google)
Former factory at the rear of 16 Arnold Street, Princes Hill (Individually significant within Precinct HO329)

This former factory, constructed between 1900 and 1915, is a two-storey, face-brick construction with a
hipped roof, addressing two streets. It retains a high level of integrity. The factory occupies a similar footprint
to the 1911 building at the W. Saunders & Son Factory/Warehouse Complex. While their roof forms differ,
they are comparable in terms of the unadorned red-brick elevations with repetitive rows of single window
placement. The W. Saunders & Son Factory/Warehouse Complex building has more elaborate architectural
treatment and detail to the fagade in comparison, but is less intact due to alterations to the windows and sills.

18

Figure 11. Rear of 16 Arnold Street, Princes Hill (©Google)

Conclusion

The W. Saunders & Son Factory/Warehouse Complex has a modestly-scaled facade fronting Trenerry Crescent
but a dominant and increasing presence along Turner Street as the buildings respond to the topography as it
slopes down towards the Yarra River. Architecturally, the 1911 former factory is typical of factories
constructed during the Edwardian period with subtle Classical expression to the Trenerry Crescent fagade. The
1984 additions to the complex by Daryl Jackson AO for the Esprit de Corps company are a well resolved
contextual design response to the 1911 and 1920s buildings. This design still provides an effective integration
of the various buildings on the site and is a successful example of adaptive reuse of former industrial buildings.
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Assessment Against Criteria

Following is an assessment of the place against the heritage criteria set out in Planning Practice Note 1:
Applying the Heritage Overlay (July 2015).

Criterion A: Importance to the course or pattern of our cultural or natural history (historical significance).

The place is one of the remaining examples of industrial development in Abbotsford, and particularly on
Trenerry Crescent along the Yarra River, where industrial development began from the turn of the century.
The 1911 building is of historical value as an example of an Edwardian-era factory, built for W. Saunders & Son,
who were manufacturers of malt extract and cod liver oil. The place is of historical value as evidencing
subsequent stages of development on an industrial site, including the 1920s building which is believed to have
been built for an engineering works and the 1984 additions designed by architect Daryl Jackson for the Esprit
de Corps company.

Criterion E: Importance in exhibiting particular aesthetic characteristics (aesthetic significance).

The Edwardian building is of aesthetic significance for its architectural presence within the early twentieth
century industrial streetscape of Trenerry Crescent and within the riverscape of the Yarra River. The building
has subtle Classical details to the fagcade and responds to the topography of the site by increasing in height and
presence as the land slopes towards the Yarra River.

The new structures designed by architect Daryl Jackson AO in 1984 are of architectural value, as an example of
the innovative adaptive re-use of a set of former factory buildings that respected the forms, materials and
architectural language of the early twentieth century industrial context.

Statement of Significance
What is significant?
The W. Saunders & Son Factory/Warehouse Complex at 20-60 Trenerry Crescent, Abbotsford.

The Edwardian building is of primary significance to the site. The new 1984 structures and the 1984 adaption
of the 1920s buildings designed by architect Darryl Jackson AO are of contributory significance to the site.
Alterations and additions that have occurred since 1984 are not significant.

How is it significant?

The W. Saunders & Son Factory/Warehouse Complex is of local historical and aesthetic significance to the City
of Yarra.

Why is it significant?

The W. Saunders & Son Factory/Warehouse Complex is of historical significance as one of the remaining
examples of the industrial development in Abbotsford, and particularly on Trenerry Crescent along the Yarra
River, where industrial development began from the turn of the century. The 1911 building is of historical
significance as an externally intact example of an Edwardian-era food processing factory, built for W. Saunders
& Son, who were manufacturers of malt extract and cod liver oil. The place is of historical value for its ability to
demonstrate subsequent stages of development on an industrial site, including the 1920s building which is
believed to have been built for an engineering works and the 1984 additions designed by architect Daryl
Jackson for the Esprit de Corps company. (Criterion A)

The Edwardian building is of aesthetic significance for its architectural presence within the early twentieth
century industrial streetscape of Trenerry Crescent and within the riverscape of the Yarra River. The 1911
building has subtle Classical details to the fagade and responds to the topography of the site by increasing in
height and presence as the land slopes towards the Yarra River. (Criterion E)
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The works designed by architect Darryl Jackson in 1984 are of aesthetic significance, as an example of an
innovative adaptive re-use of former factory buildings that respects the forms, materials and architectural
language of the early twentieth century industrial context. These include the adapted red-brick building on the
northern boundary of the site, the glazed walkway between this and the 1911 building, the two-storey glazed
link between the 1911 and 1920s buildings and a glazed warehouse building to the rear of the site. The design
integrated a stylised industrial theme in consideration of the site’s Edwardian and Interwar buildings.
(Criterion E)

Grading and Recommendations

It is recommended that the place continue to be included in the Heritage Overlay of the Yarra Planning
Scheme as an individually significant place within the Victoria Park Precinct, Abbotsford (HO337).

Recommendations for the Schedule to the Heritage Overlay (Clause 43.01) in the Yarra Planning Scheme:

External Paint Controls? No

Internal Alteration Controls? No

Tree Controls? No

Outbuildings or Fences not exempt under Clause 43.01-3? No

Prohibited Uses Permitted? No

Incorporated Plan? HO337 Precinct: Yes
Aboriginal Heritage Place? Not assessed

Identified by:

Andrew C. Ward & Associates (May 1995), ‘Collingwood Conservation Study Review’.

References:
Andrew Ward C. & Associates (May 1995), ‘Collingwood Conservation Study Review’.

City of Yarra Library (COYL) Catalogue, <http://www.yarracity.vic.gov.au/Libraries/Search-the-catalogue/>,
accessed July 2016.
Graeme Butler and Associates (2007), ‘City of Yarra Review of Heritage Overlay Areas, Appendix 8'.

Land Victoria, Certificates of Title.
Melbourne Metropolitan Board of Works Detail Plans

State Library of NSW, online Manuscripts, oral history & pictures collection, <http://archival-
classic.sl.nsw.gov.au/>, accessed July 2016.

Victorian Heritage Database (VHD), City of Yarra citation for ‘Victoria Park Heritage Precinct’, accessed July
2016.

Heritage Victoria (HV) assessment of ‘Esprit De Corps Complex, 40 Turner Street & 40-60 Trenerry Crescent,
Abbotsford’, accessed via Hermes 13 Jul 2016.

Vines, Gary & Matthew Churchward (1992) ‘Northern Suburbs Factory Study’.
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Yarra Planning Scheme Amendments C218 and €219 @Panel Report [25 October 2017

Planning Panel Recommended Plan (Council’s changes numbered - refer to Council report)
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YARRA PLANNING SCHEME

21.11 REFERENCE DOCUMENTS

1910/2017
| cais3s General
Council Plan 2005-2009.
Inner Melbourne Action Plan (October 2005).
Yarra City Council Access and Inclusion Policy (November 2004)
City of Yarra Access and Inclusion strategy 2004-2009
Disability Action Plan 2001—2004

Land Use
Yarra Residential Interface Study 2001 (City of Yarra, 2001)
Accommodation and housing

Inner Regional Housing Statement (January 2006)

Retail, entertainment and the arts

Yarra City Council Aris and Cultural Plan, 2005-2009

Inner City Entertainment Precincts Taskforce "A Good Night for All”

Industry, office and commercial

Yarra Economic Development Strategy 2001-2004

Yarra Industrial and Business Land Strategy Review (Hansen Partnerships & Charter,
Keck, Cramer, September 2004).

Parks, gardens and public open space

Yarra City Council Recreation Strategy Plan 2003/2008
Built Form

Heritage

Heritage Citation: 20-60) Trenerry Crescent, Abbotsford. GJM Heritage, July 2016.
Heritage Gap Study: Review of 17 Precincts Stage 2 Report August 20114, Revised 16
October 2016 (Context Pty Ltd)

Heritage Review of Predefined Areas In Abbotsford & Collingwood Stage 2 Report July
2015 (Context Pty Ltd).

Heritage Gap Study: Review of Central Richmond, Stage 2 Final Report, November 2014
(Context Pty Lid).

City of Yarra Heritage Gaps Study July 2014 — Smith Street South (Anthemion
Consultancies)

City of Yarra Heritage Gaps Review One 2013 [Appendix A and B includes Statements of
Significance] Incorporated Plan under the provisions of clause 43.01 Heritage Overiay -
methodology report, July 2014

City of Yarra Heritage Gaps Review Two 2013

City of Yarra Heritage Gaps Study October 2012 — 233-251 Victoria Street, Abbotsford
(Anthemion Consultancies)

World Heritage Environs Area Strategy Plan: Roval Exhibition Building and Carlton
Gardens (Department of Planning and Community Development, 2009)
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YARRA PLANNING SCHEME

City of Yarra Review of Heritage Overlay Areas 2007 (Graeme Butler and Associates)
[Appendix 7 includes Statements of Significance]

Yarra Heritage Database 2007 including photos

Development Guidelines for Heritage Places (City of Yarra, 1999)

“City of Yarra Heritage Review”, Allom Lovell and Associates, 1998.

“City of Yarra Heritage Review”, Building Citations Volume 2 Part I and I, Allom Lovell

and Associates

“Protecting Archaeological Sites in Victoria "', Heritage Victoria, 1998.

The Australian ICOMOS Charter for the Conservation of Places of Cultural Significance
“Fitzroy Urban Conservation Study Review", Allom Lovell and Associates, 1992,
“Collingwood Conservation Study”, Andrew Ward and Associates, 1989.

“Richmond Conservation Study”, J and T O'Connor and Coleman and Wright Architects,
1985,

“Carlton, North Carlton and Princes Hill Conservation Studv ", Nigel Lewis and
Associates, 1984,

“City of Northeote Urban Conservation Study ", Graeme Butler Architect, 1982.
“South Fitzroy Conservation Study”, Jacob Lewis Vines Architects, 1979.
“North Fitzroy Conservation Study ", Jacob Lewis Vines Architects, 1978.

Built form character

Urban Design Guidelines for the Yarra River Corvidor (City of Yarra, 1998), as amended
April 2004

City of Yarra Built Form Review 2003
Transport

Yarra Strategic Transport Statement City of Yarra 2006
Encouraging and increasing walking strategy, City of Yarra 2005

Environmental Sustainability

The Yarra Environment Strategy: Our Sustainable Future (City of Yarra, November 2000).

Review of Policies and Controls for the Yarra River Corridor: Punt Road to Burke Road:
Consultant Report (Planisphere and Jones & Whitehead, June 2005).

Middle Yarra Concept Plan (Dept. of Planning and Urban Growth, Dept. of Conservation
and Environment, 1990)

Lower Yarra (Punt Road to Dighis Falls) Concepi Plan (Minisiry for Planning and
Environment, 1956)

Lower Darebin Creek Concept Plan (Darebin Creek Co-ordinating Committee, 1995)
Merri Creelk Management Plan (Merri Creek Management Committee, 1997)

Merri Creek Concept Plan (Draft) (Mervi Creek Management Committee, 1997)
Yarra River Corridor Strategy (City of Yarra, 1999)

Yarra Catchment Action Plan (YarraCare, 1996)

Port Phillip and Western Port Regional Catchment Strategy 2004 — 2009 (Port Phillip and
Westernport Catchment Management Authority 2004)

Herring Island Enhancement Plan (Acer Wargon Chapman and EDAW AUST, 1995)
Environmental Guidelines for Major Construction Sites (Environment Protection
Authority, 1996)

Yarra Bend Park Strategy Plan (Parks Victoria, 1998)
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Yarra Bend Park Environmental Action Plan (Parks Victoria, April 2000))

Yarra Bend / Fairfield Area: Development Opportunities (Chris Dance Land Design and
Fulerum Town Planners, 1997)

City of Yarra Stormwater Management Plan (AWT, December 2000)

Neighbourhood Plans

Smith / Wellington Streets Mixed Use Precinct Urban Design Framework, March 2005
Victoria Street Activity Precinct Urban Design Framework, July 2004,

Victoria Sireei East Precinct, Richmond, Urban Design Framework prepared for the City
of Yarra 16 November 2003 (mgs in association with Jones and Whitehead Prv Ltd)
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Attachment 7 - Local Planning Policy Schedule 22.02 - Amendment C218 - Development
Guidelines for sites subject to the Heritage Overlay

YARRA PLANNING SCHEME

22.02 DEVELOPMENT GUIDELINES FOR SITES SUBJECT TO THE
1910/2017 HERITAGE OVERLAY

C21835

This policy applies to all land within a Heritage Overlay.

22,021 Policy Basis

cas The MSS highlights the importance of heritage to the identity and character of the

municipality and one of its objectives is to protect and enhance the City’s heritage places.

This policy provides guidance for the protection and enhancement of the City’s identified
places of cultural and natural heritage significance.

22.02-2 Definitions of Words used in this Policy

30/09/2010

ces . Adaptation: modifying a place to suit the existing use or a proposed use.
. Architectural integrity: the quality of closely reflecting the architecture of the
period in which a building was created.
. Conservation: the process of looking after a place so as to retain its cultural
significance.
L] Cultural significance: aesthetic, historic, scientific, social or spiritual value for

past, present or future generations.

. Fabric: all the physical material of the place including components and fixtures,
and can include building interiors.

. Heritage place: anything subject to the Heritage Overlay and can include a site,
area, land, landscape, tree, building or other work, or group of buildings of
heritage significance, and may include components or spaces. When used in the
context of a building graded individually significant, the heritage place is
itially the individually significant building and then the broader heritage area.
When used in the context of a contributory building, the heritage place is the
broader heritage area.

- Maintenance: the continuous protective care of the fabric and setting of a place.
It is distinguished from repair which involves restoration and reconstruction.

. Preservation: maintaining the fabric of a place in its existing state and retarding
deterioration.

. Reconstruction: returning a place to a known earlier state and is distinguished
from restoration by the introduction of new material into the fabric.

. Restoration: returning the existing fabric of a place to a known earlier state and
is distinguished from reconstruction by no introduction of new material into the
fabric (note a permit is only required for works, repairs and routine maintenance
which change the appearance of a heritage place or which are not undertaken to
the same details, specifications and materials).

22.02-3 Levels of Significance

cas Every building of cultural significance has been assessed and graded according to its
heritage contribution. The levels of significance used are:
. Individually significant: The place is a heritage place in its own right. Within a
Heritage Overlay applying (o an area each individually significant place is also
Contributory.
. Contributory: The place is a contributory element within a larger heritage place.
A contributory element could include a building, building groups and works, as
well as building or landscape parts such as chimneys, verandahs, wall openings,
rooflines and paving.
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YARRA PLANNING SCHEME

. Not contributory: The place is not individually significant and not contributory
within the herilage place.

The level of significance of every building is identified in the incorporated document, City
of Yarra Review of Heritage Overlay Areas 2007 Appendix § (as updated from time to
time). Details of methodology used to determine levels of significance can be found in
City of Yarra Review of Heritage Overlay Areas 2007 (Graeme Butler and Associates),
City of Yarra Heritage Gaps Review Two 2013, City of Yarra Hertiage Gaps Study July,
2014 — Smith Street South (Anthemion), and Heritage Gap Study: Review of Central
Richmond, Stage 2 Final Report, November 2014.

22.02-4 Objectives

Friad To conserve Yarra’s natural and cultural heritage.

To conserve the historic fabric and maintain the integrity of places of cultural heritage
significance.

To retain significant view lines to, and vistas of, heritage places.

To preserve the scale and pattern of streetscapes in heritage places.

To encourage the preservation, maintenance, restoration and where appropriate,
reconstruction of heritage places.

To ensure the adaplation of heritage places is consistent with the principles of good
conservation practice.

To ensure that additions and new works to a heritage place respect the significance of the
place.

To encourage the retention of “individually significant’ and “contributory” heritage places.
To protect archacological sites of cultural heritage significance.

22.02-5 Policy

1910/2017

28 It is policy to:

22.02-51 Demolition

191012017

cas Full Demolition or Removal of a Building
Generally encourage the retention of a building in a heritage place, unless
- The building is identified as being not contributory.

. The building 1s identified as a contributory building, and
new evidence has become available to demonstrate that the building does
not possess the level of heritage significance attributed to it in the
incorporated document, City of Yarra Review of Heritage Areas 2007
Appendix § (as updated from time to time)and
the building does not form part of a group of similar buildings.

Note: The poor condition of a heritage place should not, in itself, be a reason for permitting demolition.
Encourage the retention of original street furniture and bluestone road or laneway materials
and details (where relevant).

An application for demolition is to be accompanied by an application for new development.
Removal of Part of a Heritage Place or Contributory Elements

Encourage the removal of inappropriate alterations, additions and works that detract from
the cultural significance of the place.

Generally discourage the demolition of part of an individually significant or contributory
building or removal of contributory elements unless:
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. That part of the heritage place has been changed beyond recognition of its
original or subsequent contributory character(s).

. For a contributory building;

that part is not visible from the street frontage (other than a laneway),
abutting park or public open space, and the main building form including
roof form is maintained; or

the removal of the part would not adversely affect the contribution of the
building to the heritage place.

. For individually significant building or works, it can be demonstrated that the
removal of part of the building or works does not negatively affect the
significance of the place.

22.02-5.2 Original Location
3010912010 . . . . ‘
cs Encourage the retention of a heritage place or a contributory element to a heritage place in
its original location unless:
. The location is not an important component of the cultural significance of the
heritage place.
. It can be shown that the relocation is the only reasonable means of ensuring the
survival of the heritage place.
22.02-5.3 Reconstruction and Restoration
3010912010 . . . e .
ces Encourage restoration of a heritage place or contributory element if evidence exists to
support its accuracy.
Encourage the reconstruction of a building or works which previously existed in a heritage
place if:
. The reconsiruction will enhance the heritage significance of the heritage place
. Evidence exists to support the accuracy of the reconstruction.
Encourage the reconstruction of original or contributory elements where they have been
removed. These elements include, but are not limited to, chimneys, fences, verandahs,
roofs and roof elements, wall openings and fitting (including windows and doors),
shopfronts and other architectural details and features.
22.02-5.4 Painting and Surface Treatments
30/09/2010 . .. .
c85 Encourage the removal of paint from originally unpainted masonry surfaces.
Encourage the retention of historic painted signs.
Discourage the sand blasting of render, masonry or timber surfaces; and the painting of
unpainted surfaces.
Encourage paint colours to be consistent with the period of the heritage place.
22.02-5.5 Culturally Significant Trees
30/09/2010 . . . B .
css Encourage the retention of culturally significant trees in a heritage place unless:
. The trees are to be removed as part of a maintenance program to manage loss of
trees due to deterioration caused by old age or disease.
. The trees are causing structural damage to an existing structure and remedial
measures (such as root barriers and pruning) cannot be implemented.
Ensure additions and new works respect culturally significant trees (and where possible,
significant garden layouts) by siting proposed new development at a distance that ensures
the ongoing health of the tree.
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22.02-5.6 Subdivision

3010812010
cas Support the subdivision of sites which do not detract from the heritage value of the place or

contributory element.

Where appropriate, use a building envelope plan to protect the heritage values of the place.
The building envelope plans should:

. Reflect the original rhythm of the streetscape.
. Allow sufficient space surrounding the heritage place or contributory element to

a heritage place to retain its significance or contribution,

22.02-5.7 New Development, Alterations or Additions

30/09/2010
CE5

22.02-5.7.1 General
3010912010
ces Encourage the design of new development and alterations and additions to a heritage place
or a contributory element to a heritage place to:

. Respect the pattern, rhythm, orientation to the street, spatial characteristics,
fenestration, roof form, materials and heritage character of the surrounding
historic streetscape.

. Be articulated and massed to correspond with the prevailing building form of the
heritage place or contributory elements to the heritage place.

- Be visually recessive and not dominate the heritage place.

. Be distinguishable from the original historic fabric.

. Not remove, cover, damage or change original historic fabric.

. Not obscure views of principle fagades.

- Consider the architectural integrity and context of the heritage place or

contributory element.

Encourage setbacks from the principal street frontage to be similar to those of adjoining
contributory buildings; where there are differing adjoining setbacks, the greater setback
will apply.

Encourage similar fagade heights to the adjoining contributory elements in the street.
Where there are differing fagade heights, the design should adopt the lesser height.

Minimise the visibility of new additions by:

] Locating ground level additions and any higher clements towards the rear of the
site.
L] Encouraging ground level additions to contributory buildings to be sited within

the “envelope’ created by projected sight lines (see Figure 1)

. Encouraging upper level additions to heritage places to be sited within the
‘envelope’ created by projected sight lines (for Contributory buildings refer to
Figure 2 and for Individually significant buildings refer to Figure 3).

. Encouraging additions to individually significant places to, as far as possible, be
concealed by existing heritage fabric when viewed from the front street and to
read as secondary elements when viewed from any other adjoining street.

Discourage clements which detract from the heritage fabric or are not contemporary with
the era of the building such as unroofed or open upper level decks or balconies, reflective
glass, glass balustrades and pedestrian entrance canopies.
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Figure 1 acceptable areas for ground level additions are sited within the area created by
drawing a 45 degree view line from the opposite footpath through the front corner of the
subject building and the corners of adjacent buildings.

BUILDING WITH HIPFED R00F

Figure 2 — appropriate arcas for upper level additions to contributory buildings are sited
within the *envelope” created by projecting a sight line from 1.6 metres above ground level
(eye level of average adult person) from the footpath on the opposite side of the street
through the top of the front parapet or the ridge line of the principal roof form.
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PARAPET

ATTACHED BUILDING WITH PARAPET
T ™ FRONT GUTTER
L [ 2

BUILDING WITH HIPPED RODOF

FRONT, GUTIER

16m

BUILDING WITH HIPPED/GABLE RODOF

Figure 3 — appropriate areas for upper level additions to individually significant buildings
are sited within the ‘envelope” created by projecting a sight line from 1.6 metres above
ground level (eye level of average adult person) from the footpath on the opposite side of
the street through the top of the front parapet or the gutter line of the principal roof form.

22.02-5.7.2 Specific Requirements (where there is a conflict or inconsistency between

3010912010 the general and specific requirements, the specific requirements prevail)
C85

Corner Sites and Sites with Dual Frontages

Encourage new building and additions on a site with frontages to two streets, being either a
corner site or a site with dual street frontages, to respect the built form and character of the
heritage place and adjoining or adjacent contributory elements to the heritage place.

Encourage new buildings on corner sites to reflect the setbacks of buildings that occupy
other corners of the intersection.

Residential Upper Storey Additions
Encourage new upper storey additions to residential heritage places or contributory

elements to heritage places to:

. Preserve the existing roof ling, chimney(s) and contributory architectural
features that are essential components of the architectural character of the
heritage place or contributory elements to the heritage place.

. Respect the scale and form of the heritage place or contributory elements in the
heritage place by stepping down in height and setting back from the lower built
forms.

Sightlines should be provided to indicate the “envelope’ from the street of proposed upper
storey additions (refer to the sightline diagrams in 22.02-5.7.1).

Industrial, Commercial and Retail Heritage Place or Contributory Elements

Encourage new upper level additions and works to:

. Respect the scale and form of the existing heritage place or contributory
elements to the heritage place by being set back from the lower built form
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elements. Each higher element should be set further back from lower heritage
built forms.

. Incorporate treatments which make them less apparent.
Carports, Car Spaces, Garages, and Outbuildings

Encourage carports, car spaces, garages and outbuildings to be set back behind the front
building line (excluding verandahs, porches, bay windows or similar projecting features) of
the heritage place or contributory element or to be reasonably obscured. New works
should be sited within the ‘envelope” shown in Figure | of 22.02-5.7.1.

Discourage:
. new vehicle crossovers in streets with few or no crossovers
- high fencing, doors and boundary treatments associated with car parking that are

unrelated to the historic character of the area

- new vehicle crossovers in excess of 3 metres wide in residential streets.
Front Fences and Gates

Encourage front fences and gates to be designed to
. allow views to heritage places or contributory elements from surrounding streets

. be a maximum of 1.2 metres high if solid or 1.5 metres high if more than 50%
transparent (excluding fence posts)

. be consistent with the architectural period of the heritage place or contributory
element to the heritage place.

Ancillaries and Services

Encourage ancillaries or services such as satellite dishes, shade canopies and sails, access
ladders, air conditioning plants, wall and roof top mounted lighting, roof top gardens and
their associated planting, water meters, and as far as practical acrials, to contributory or
significant buildings, to be concealed when viewed from street frontage.

Where there is no reasonable alternative location, ancillaries and services which will
reduce green house gas emissions or reduce water consumption, such as solar panels or
water storage tanks, or provide universal access (such as wheel chair ramps), may be
visible but should be sensitively designed.

Encourage ancillaries or services in new development to be concealed or incorporated into
the design of the building.

Encourage ancillaries or services to be installed in a manner whereby they can be removed
without damaging heritage fabric.

22.02-6 Archaeological Sites

30/09/2010
ces Encourage applicants to consult with Heritage Victoria where any proposed buildings or

works may affect archaeological relics to facilitate compliance with Part 6 of the Heritage
Aet 1995 (Protection of Archaeological Places).

22.02-7 Decision Guidelines

30/09/2010

ces Before deciding on an application the responsible authority will consider:
. Whether there should be an archival recording of the original building or fabric
on the site.
. The heritage significance of the place or element as cited in the relevant
Statement of Significance or Building Citation.
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22.02-8 References

19M10/2017

c21833 Heritage Citation: 20-60 Trenerry Crescent, Abbotsfod. GIM Heritage, July 2016.
Heritage Gap Study: Review of 17 Precincts Stage 2 Report August 2014, Revised 16
October 2016 (Context Pty Ltd)
Heritage Review of Predefined Areas In Abbotsford & Collingwood Stage 2 Report July
2015 (Context Pty Ltd).
Heritage Gap Study: Review of Central Richmond, Stage 2 Final Report, November 2014
(Context Pty Ltd).
City of Yarra Heritage Gaps Study July 2014 — Smith Street South (Anthemion
Consultancies)
City of Yarra Heritage Gaps Review One 2013 [Appendix A and B includes Statements of
Significance] Incorporated Plan under the provisions of clause 43.01 Heritage Overlay -
methodology report, July 2014
City of Yarra Heritage Gaps Review Two 2013
City of Yarra Heritage Gaps Study October 2012 —233-251 Victoria Street, Abbotsford
(Anthemion Consultancies)
City of Yarra Review of Heritage Overlay Areas 2007 (Graeme Butler and Associates)
[Appendix 7 includes Statements of Significance]
Yarra Heritage Database 2007 including photos
“City of Yarra Heritage Review”, Allom Lovell and Associates, 1998.
“City of Yarra Heritage Review”, Building Citations Volume 2 Part I and II, Allom Lovell
and Associates
“Protecting Archaeological Sites in Victoria”, Heritage Vicloria, 1998.
The Australian ICOMOS Charter for the Conservation of Places of Cultural Significance
“Fitzroy Urban Conservation Study Review”, Allom Lovell and Associates, 1992,
“Collingwood Conservation Study”, Andrew Ward and Associates, 1989.
“Richmond Conservation Study”, ] and T O’Connor and Coleman and Wright Architects,
1985,
“Carlton, North Carlton and Princes Hill Conservation Study™, Nigel Lewis and
Associates, 1984,
“City of Northcote Urban Conservation Study”, Graeme Butler Architect, 1982.
“South Fitzroy Conservation Study™, Jacob Lewis Vines Architects, 1979.
“North Fitzroy Conservation Study”, Jacob Lewis Vines Architects, 1978.
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Attn: Councillors

City of Yarra

PO Box 168
RICHMOND VIC 3121

[by email]

12 February 2018

Public-Realm Works
18-62 Trenerry Crescent, Abbotsford (Amendment C128)

Dear Councillors,

| write regarding our site, 18-62 Trenerry Crescent, Abbotsford and Amendment C218 to the Yarra
Planning Scheme which is currently before Council.

A key objective going into this process was, and remains, working closely with Council to improve
the amenity of the precinct surrounding the site. These improvements are important to us, as future
occupiers, as well as to the community in which we will be living and working. To that end, we have
engaged Tract Consultants to produce a concept plan for upgrading the public realm adjacent to the
site. The Tract Public Realm Concept Plan (attached) takes in Trenerry Crescent, Turner Street and
the banks of the Yarra River. It addresses pedestrian amenity, pavement treatments, street trees, car
and bike parking, revegetation and embankment stabilisation to the river. Throughout, it relies on
environmentally sustainable design principles, including water-sensitive urban design.

Our family has been a long-term supporter of Australian art and emerging Australian artists. As an
additional part of our proposal, we are very excited to share with you that we will be funding a
significant art installation, with a stipend of $50,000 being awarded to the successful artist. In
selecting the artist, we will of course work to the goals outlined in your Public Art Policy 2015-2020.

Additionally, we undertake to create a publicly accessible site history installation, similar to that
provided in the Jacques development in Coppin St, Richmond.

Whilst we can offer a firm commitment around some elements of our proposal (such as funding for
an art installation), it is not possible to commit to a precise level of detail around other elements
prior to a development application being formalised. Numerous authorities will have to be
consulted, which can only occur once a design is approaching finalisation. In turn, the design can
only be finalised once the planning controls are settled.

We nonetheless offer this commitment: to upgrade the public realm adjacent to the site to a scope
and detail to be determined in consultation with Council and generally in accordance with the Tract
Public Realm Concept plan.

We are, of course, happy to discuss this undertaking at your convenience.

Yours sincerely

v/

i .

Johin Valmorbida

i\/oval Pty Ltd

Level 3, 436 Johnston Street, Abbotsford, Vic, 3067
P 8413 8300
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@ TrenenryCrescent

EXISTING CONDITIONS

PUBLIC REALM OPPORTUNITIES

je paving and achi

CONCEPT PLAN

18-62 Trenerry Crescent - Public Realm Concept
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© YarraRiver Frontage

EXISTING CONDITIONS
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PUBLIC REALM OPPORTUNITIES

Re-vegetate with suitable indigenous and native spe

CONCEPT PLAN

18-62 Trenerry Crescent - Public Realm Concept
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© TumnerStreet

EXISTING CONDITIONS PUBLIC REALM OPPORTUNITIES
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CONCEPT PLAN

18-62 Trenerry Crescent - Public Realm Concept
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Public Art Opportunities
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11.2 Amendment C219 (Trenerry Crescent) Consideration of Panel Report

Trim Record Number: D18/20571
Responsible Officer:  Senior Coordinator Strategic Planning

Purpose
1.  The purpose of this report is:

(@) to provide Councillors with an overview of the key recommendations of the
independent Planning Panel that considered Amendments C218 and C219 at a joint
Planning Panel hearing that occurred in August 2017; and

(b) to recommend an alternate version of Amendment C219 for adoption for the reasons
outlined in this report.

2. Council must decide whether to:

(@) adopt the amendment as recommended by the Panel Report and submit it to the
Minister for Planning for final approval in accordance with the relevant provisions of the
Planning and Environment Act 1987; or

(b) adopt the Amendment in the form recommended in this report which includes an
alternate version of the amendment based for reasons outlined in the report, and
submit it to the Minister; or

(c) adopt the Amendment as exhibited and submit it to the Minister; or
(d) abandon the Amendment and advise the Minister that Council has abandoned it.

3. In accordance with Section 27 of the Planning and Environment Act 1987 (the Act), a
Planning Authority (Council) must consider the Panel’s recommendations before adopting an
amendment and must justify any variations to the Panel’'s recommendations.

Background

4.  Amendment C219 proposes to rezone land at 112-124 and 126-142 Trenerry Crescent from
Commercial 2 Zone to Mixed Use Zone and apply a Development Plan Overlay and an
Environmental Audit Overlay.

5.  The Amendment facilitates urban renewal of underutilised commercial land, and supports the
achievement of Council’s preferred vision for the subject sites, as articulated in the adopted
Johnston Street Local Area Plan, 2015.

6. Conditional authorisation was received for the Amendment on 8 November 2016 which
stated that:

(@ “The Amendment must be consistent (with) the Yarra River controls currently being
prepared by DELWP prior to submission for approval to the Minister for Planning under
Section 35 of the P & E Act 1987.”

7. The Amendment was exhibited from 24 November to 24 December 2016 and received 16
submissions, of which 14 were by the same people or organisation. Most of the submissions
covered similar issues.

8.  On4 July 2017 Council resolved to seek the appointment of a Planning Panel in accordance
with Section 23 of the Act as there were a number of issues raised in submissions that could
not be resolved through changes to the Amendment.

9. At that meeting, Council endorsed the Amendment with a number of changes in response to
submissions (Attachment 1). Particular issues relating to traffic, heritage and building heights
were addressed in the revised amendment submitted to the Panel.

10. A joint Panel hearing was conducted in August 2017, with appearances made by: proponents
and their legal representatives; VicRoads; and a representative of the Collingwood Historical
Society.
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11. A number of issues were common to both amendments and these were outlined in the Panel
report.

12. Council had legal representation, which called on expert witnesses for heritage and traffic.
Submissions and Issues considered by the Panel

13. Across the 16 submissions received for the Amendment, the following key issues of concern
were expressed at the Panel hearing:

(@) traffic impacts;

(b) building heights and setbacks (which was sometimes related to consistency with
DDO1);

(c) protection of heritage buildings;

(d) increased population and infrastructure requirements;

(e) character and amenity;

()  removal of third party notice and review rights; and

(g) visual impact of new development (on the Yarra River corridor).

14. Some of the issues raised in submissions could not be addressed through changes to the
Amendment and often had broader implications. These included the following issues:

(@) traffic volumes throughout the local area; and

(b) agrowing population resulting in pressure on existing infrastructure and amenity of the
local area.

Panel Report and Recommendations

15. The Panel report was received by Council officers on 25 October 2017 and the Panel’s
recommended changes (the Panel preferred version of the Amendments) are in the
Appendices of the Panel report (Attachment 2).

Officer Recommended Changes

16. The version of the Amendment (Schedule 14 to the DPO) being recommended for adoption
is found as Attachment 3 to this report.

Issues Common to Both Amendments

17. In addressing Amendments C218 and C219 (as a combined Panel hearing) the Panel
considered the following issues that were common to both Amendments:

(@) Duplication of provisions in the Design and Development Overlay Schedule 1(DDO1)
Yarra (Birrarung) River Corridor Protection; and

(b) Traffic (conditions and impacts from new development).
Duplication of provisions in DDO1 (Amendment C219)

18. The Panel considered whether the Schedule 14 to the DPO should duplicate the provisions
of DDO1. DDO1 was revised in February 2017 to introduce mandatory maximum height
controls that were previously discretionary. The DDO1 control expires in January 2021 but is
expected to become permanent at some stage.

19. Experts for the proponent presented evidence to the Panel that favoured including an
additional discretionary building height control - expressed as a ‘preferred maximum 25
metres’ - on the Indicative Framework Plan within the DPO14 schedule. The Panel
considered that it would be consistent with the building height limits envisioned in the JSLAP
and the mandatory controls in DDO1, and would only apply if DDO1 is amended or expires in
2021 without being extended.

20. The Panel made the recommendation to delete any duplication of the DDO1 provisions
in the Development Plan Overlay Schedule but include a reference to applicable DDO1
requirements and retain specific provisions that add to DDOL1.
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Officer Response

Officers agree with the changes recommended by the Panel to refine the content of the
Schedule to the DPO. Council officers however, disagree with the Panel’s view to include
reference to a ‘preferred’ maximum height as the Minister’s authorisation to prepare and
exhibit the Amendment required it to be consistent with any future changes to the planning
controls for the Yarra River. DDO1 was revised and gazetted on 24 February, 2017 and
contained mandatory height and setback provisions.

The proponent emphasised that DDOL is interim (or temporary) and could therefore change
in the future. Officers, however, consider that it can be assumed - due to the ongoing work
and collaboration with DELWP towards the protection of the state significant Yarra River
corridor from inappropriate development - that DDO1 will become permanent in some form.
The mandatory heights and setbacks provisions contained in DDO1 reflect the community’s
(and Council’s) strong desire for certainty in planning controls.

Council agreed during the Panel that duplication of (the general) provisions of DDOL1 in the
Schedule to the DPO is not absolutely necessary and some elements of the schedule can be
deleted provided that the 25 metre building height control is inserted, as exhibited.

Traffic

The issue considered by the Panel was whether the potential development outcomes under
Amendment C219 would have a significant impact on traffic in the local area and whether the
proponents should be required to conduct traffic impact assessments and make a
proportional contribution to traffic mitigation works — in particular, a signalised intersection at
Johnston Street.

The Panel considered the issue of traffic for Amendments C218 and C219 simultaneously.

For Amendments C218 and C219, the evidence provided by Council’s expert (GTA
Consultants) and the experts engaged by both sets of proponents, concluded that the impact
of future development on the overall traffic volumes would be minimal and that it was
unreasonable to impose the cost of a signalised intersection on either one or both sets of
proponents.

Based on their traffic modelling, GTA Consultants estimated that the additional traffic added
to the network by assumed development outcomes for Amendments C218 and C219 is
approximately 3% for the two combined amendments.

The VicRoads representative acknowledged that in light of the traffic evidence it would not be
equitable to require the proponents to fund installation of new traffic signals. VicRoads
relinquished the requirement that the proponents pay for works to be carried out for a
signalised intersection.

The Panel made the following recommendation:

(@) Retain the provision in Amendments C218 and C219 requiring the proponent to
provide a traffic and car parking impact assessment but delete reference to it
being to the satisfaction of VicRoads and the requirement for proponents to
contribute to mitigation works.

Officer Response

Council officers acknowledge the Panel’s advice and commentary in response to the
evidence presented on traffic. It is clear that there is an existing traffic issue which occurs
mainly during peak periods and that a signalised intersection is, in the view of Council’s
expert, needed now. However, it was concluded that it is not the direct responsibility of
either proponent.

The amendments may have some impact on the local road network and as such a future
permit application should consider those impacts and whether any mitigation measures
should be introduced as a result.
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The changes to the Schedule to the DPO in Attachment 3, which are recommended for
adoption by Council, include the following changes in response to the Panel
recommendation:

Panel Recommendation Officer Recommended Change for Adoption

Retain the provision requiring the proponent | The following wording has been inserted into the

to provide a traffic and car parking impact schedule (DPO14) which officers believe is
assessment but delete reference to it being | acceptable in relation to varying the Panel’s
to the satisfaction of VicRoads and the recommendation:

requirement for proponents to contribute to

mitigation works. e the impact of any additional traffic on the

surrounding road network, and how any
necessary mitigation measures should be
addressed. (Change 1 —found in the
schedule to the DPO)

The following additional dot point has also been
inserted in the Schedule to the DPO:

(A Traffic Management Report identifying)

¢ other mitigation measures identified through a
traffic and car parking report.(Change 1a)

Traffic Further Actions/Council Projects

On January 17, 2018, VicRoads announced via their web site, funding for traffic lights at the
Abbotsford Convent. This follows several years of advocacy to the State Government by
Council.

These lights are in addition to lights already in operation at Paterson Street in Abbotsford,
(85m to the east of Trenerry Crescent) and Nicholson Street (325m to the west). This means
there will be 3 signalised intersections along Johnston Street within a length of around 400m.

The combination of lights would have the cumulative effect of calming traffic along Johnston
Street, but not necessarily ease traffic conditions for Trenerry Crescent, where the key
concern is pedestrian and cyclist safety.

A further traffic study to determine the broad network conditions relating to traffic originating
from (or travelling through) Clifton Hill towards (and from) Johnston Street is recommended
and this would take the form of a future or updated Local Area Place Management Plan
(LAPM).

Issues Specific to Amendment C219

37.

38.

39.

Issues specified to Amendment C219 are:

(@) Heritage;

(b) Height;

(c) Form and content of Amendment C219 and DPO; and
(d) Requirement for public shared pathway.

The officer recommended changes that are discussed in this report are numbered (as
changes) within the Schedule to the DPO and on the Panel recommended version of the
Indicative Framework Plan (Attachment 3 and 6 respectively).

Heritage

The Panel has recommended that Council adopt the citation (Statement of Significance) for
112-124 Trenerry Crescent, as provided by GIJM Heritage and submitted to the Panel by
Council officers. In order to give the Statement of Significance effect, it needs to be
referenced in in clauses 21.11 and 22.02 in the Planning Scheme, as set out in attachments
7 and 8.
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The former Austral Silk and Cotton Mills (Austral) building at 112-124 Trenerry Crescent is
graded as Individually Significant and is part of HO337.

The Panel, having regard to the expert evidence report submitted by the proponent,
recommended the following change to the Indicative Framework Plan that affects the
heritage elements of the site at 112-124 Trenerry Crescent:

(@) the addition (or wrap-around) of a building envelope along the northern facade of the
heritage building based on the proponent’s heritage expert report; and

(b) removal of reference to an 8m height limit for any building envelopes surrounding the
heritage building.

The Panel also recommended removing from the Schedule, the need for a Conservation
Management Plan, as a Heritage Impact Statement is the standard report to produce for a
permit application involving a heritage building.

It should be noted that an expert report was submitted to the Panel but the proponent’s
expert was not called to give evidence or allowed to be cross examined by Council’s legal
representative. Therefore the views contained within the report were not open to questioning
during the planning Panel process, which was a point made to the Panel by Council.

The expert’s view relates to the wrap-around building envelope. The expert report justified
the additional building envelope by noting that there were (at some previous time)
industrial/warehouse buildings to the north of the current heritage building and in fact, the two
sites were almost completely occupied with warehouse buildings from varying periods.

Officer Response

Officers agree that a requirement for a Conservation Management Plan is unnecessary as a
Heritage Impact Statement is more appropriate and agree to the changes to the Schedule to
the DPO as proposed by the Panel.

Officers however, disagree with a number of graphic changes to the Indicative Framework
Plan that relate to the heritage building. Further independent heritage advice was sought in
relation to the recommendations. The independent advice supports Council officers proposed
variations to the Panel’'s recommendations (found as Attachment 6).

The post-Panel advice received from GJM Heritage comments on the negative impacts of
both the potential for built form at the northern side of the heritage building and the removal
of the 8m height limit at the eastern interface:

(@) Itis our view that a development constructed to the north of the heritage building in
accordance with the recommended Indicative Framework Plan is unacceptable in
heritage terms; and

(b) adiscretionary height control of 8m is necessary to ensure that the height of any new
development east of the former Austral Silk and Cotton Mills Factory/Warehouse does
not reduce its landmark qualities and visual prominence when viewed from key public
vantage points along the Yarra River.

The DPO Schedule recommended by officers for adoption by Council includes the following
changes:
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Panel Recommendation

Officer Recommended Change for Adoption

Insert an additional key view-point on the
Indicative Framework Plan at Freeway
edge

Identify a future building envelope (in
addition to the one already at the rear) at
the northern edge of the heritage building

Delete added view point as it cannot be achieved if the
site at 126-142 Trenerry is developed (of minor
consequence to the plan) (Change 2)

Remove added/extended building envelope as
conflicts with the objective to retain a view corridor
through the site as well as the heritage advice from

GJM heritage. (Change 3)

Expert evidence by the proponent noted that the
southernmost part of the heritage building has a
facade facing Trenerry Crescent. Views of this facade
should be protected. Council’s expert agreed with this
and as such the Schedule DPO has been amended to
protect views to southernmost part of the heritage
Remove reference to an 8m height limit building (Change 4).
on the pink building envelope in the
legend Reinstate 8m height limit in legend (Change 5) in
accordance with the advice received from GJM
Heritage in relation to a suitable built form response at

the eastern side of the heritage building.

Maximum Heights

The Panel accepted a revised version of the Schedule to the DPO, submitted by the
proponent that has a significantly modified the Indicative Framework Plan, including a
preferred 25m maximum height (not including the street wall height).

Officer Response

The Panel’s version of the plan allows for 25m across the entire site, because it removes the
setback lines that were previously on the Plan to illustrate the transition in maximum heights
across the site. This is inconsistent with DDO1 which includes setbacks and transitional
heights towards the river. The Panel’s version does not comply with the conditional
authorisation as it is inconsistent with DDO1. Indeed the transition in building heights towards
the Yarra River were part of the previous DDO 1.

The post-exhibition version of Amendment C219 expresses a maximum height of 25m for the
two affected sites, which was drafted and amended in accordance with DDO1, as specified in
the conditional authorisation letter to Council.

The change to the hatching across the site now confuses where it should apply and what it
means for built form on the site. It is simpler to remove the hatching, reinstate the setback
lines, and combine wording in the legend relating to the provisions of DDO1 and SLO1 with
the general built form aspirations for the site (Change 8 — Attachment 6).

The heights, setbacks and other elements on the Indicative Framework Plan do not need to
be expressed as either preferred or mandatory because of how the Development Plan
Overlay operates.

The Schedule to the Development Plan Overlay states the following requirement:

(&) The development plan must be generally in accordance with the Indicative Framework
Plan as shown in Figure 1 to the satisfaction of the responsible authority.

In addition the parent clause (43.04) to the DPO states:

(&) A permit granted must:
(i) be generally in accordance with the development plan; and

(i) include any conditions or requirements specified in a schedule to this overlay.
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Simply labelling the maximum heights on the plan is sufficient, and as stated previously,
DDO1 applies already.

The Panel also included wording in the schedule that refers to the need to consider DDO1 —
again, this removes the need to identify a preferred maximum height on the Indicative
Framework Plan.

The DPO Schedule recommended by officers for adoption by Council includes the following
changes:

Panel Recommendation Officer Recommended Change for Adoption
Label maximum height as Remove reference to “preferred” 25m height limit as it is
preferred 25m inconsistent with DDO1 and non-compliant with conditional

authorisation — label as 25m maximum. (Change 6)

Label street wall height as Remove word “preferred” (Change 7)
preferred (northern site)

Extend hatching south of property | Remove hatching which has been extended by panel and
boundary (126-142 Trenerry combine wording in legend with first entry in legend relating to
Crescent) site are (Site Area — DDO1 applies) (Change 8)

Requirement for Public Shared Pathway

The Panel concluded that there was not a strong justification for a public pathway:

(@) The Panel accepts that the gap between the buildings at 112-124 and 126-142
Trenerry Crescent provides the best of few opportunities to view the river corridor from
the street. However, the Panel does not accept the gap should be preserved forever as
it is today.

The Panel report also provided commentary that supports a view corridor to be retained:

(@) The Panel accepts the merit of utilising the gap between buildings on the site(s) to
allow view lines to the river corridor but does not support the pedestrian and cycling link
on the property at 112-124 Trenerry Crescent as an essential element in achieving a
better experience in accessing the river corridor; and

(b) The Panel has amended the Indicative Framework Plan to identify a view corridor but
has deleted the requirement for the link.

Panel Recommendation:

(c) Delete the requirement for the publicly accessible shared path shown on the
Indicative Framework Plan and adopt the wording of the Panel preferred form of
the Indicative Plan at Appendix E.

Officer Response

Identifying opportunities to improve linkages to the Yarra River corridor is identified in State
Planning Poalicy (Clause 12.05-2 Yarra River Protection):

(@) Retain and enhance people’s enjoyment of the river and its environment by:

(i)  ensuring linkages and public access to the river and its parklands are maintained,
enhanced and new links created where appropriate.

The opportunity for a shared public link is also identified in the Johnston Street Local Area
Plan as an opportunity to strengthen the network of pedestrian and cycling links in close
proximity to the Capital City Trail and to utilise existing opportunities to provide
pedestrian/cycling links through larger sites, which is suitable in this location.

The current pedestrian path along Trenerry Crescent becomes difficult to navigate at the
north-west corner of the site which is a sharp right turn along a narrow footpath at this
location. If the shared public link is not achieved in the future, the improvement to the north-
west corner of the site should be undertaken at a minimum.
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The Panel’s recommended changes in relation to form and content’ to the DPO Schedule
are generally accepted with the exception, that the Vision section of the DPO, should include
a reference to the publicly accessible link opportunity. This provides a consistency between
the DPO and the Indicative Framework Plan.

The Panel’s recommended changes to the Indicative Framework Plan, in relation to the
public link opportunity, are not supported by officers for the following reasons:

(@) the link is not legible, it should be more clearly illustrated; and

(b) the wording relating to the public link being “negotiated with the land owner” should be
revised to achieve an improved planning control. When a Development Plan is
submitted this matter would be “negotiated with the land owner”, prior to approval.

The DPO Schedule recommended by officers for adoption by Council includes the following

changes:

Panel Recommendation

Officer Recommended Change for Adoption

Remove all references to the
requirement to provide a shared
link from the Schedule to the DPO

Modify references to the shared
link on the Indicative Framework
Plan

Officers agree with some of the changes but have re-inserted
the following wording into the schedule under the Vision
section to establish a relationship to the potential for a shared
link within the Schedule:

e Explore the potential for a publicly accessible shared link
as identified on the Indicative Framework Plan. (Change
9 — Vision section of Schedule to DPO)

The symbol representing the shared link opportunity has been
modified (Change 10) and the reference in the legend also
modified (Change 11) as follows:

e “Public link opportunity”

Form and Content

67.

68.

69.

70.

71.

72.

Changes to the Indicative Framework Plan (IFP)

The Panel considered evidence from the proponent that reduced the amount of graphic
details on the Indicative Framework Plan and some of the changes are supported by Council
officers as the plan has gone through several iterations before the endorsed post-exhibition

version submitted to the Panel.

Changes (suggested by the proponent) to the wording of various components within the
legend were accepted by the Panel without any explanation in the Panel report or during the

Panel hearing.

The Panel recommended the following change in order to remove repetition with DDO1.:

(@) The removal of the setback lines along with the 18m and 11m maximum heights.

This suggests that in the absence of DDO1, the maximum (preferred) height across the
entire site is 25m without any transition in height towards to river corridor. The Panel’s
recommended change appears to have overlooked this possibility, keeping in mind that both
sets of proponents repeatedly emphasised the interim nature of DDO1 during the Panel
process. Again, there is a need to comply with the conditional authorisation for the

amendments.

The Panel recommended version of the IFP also modifies the graphic relating to the view
corridor through the site. However, the poorly modified graphic creates a conflict with another
graphic element which was discussed previously (the heritage envelope identified in pink).

The view corridor was discussed previously in relation to the Public Shared Pathway (or
Shared Link Opportunity) and the Panel provided support for the provision of spacing
between buildings to enable the view corridor to be achieved.
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Changes to the Schedule to the DPO

Within Section 2.0 — Conditions and Requirements for Permits — there is a requirement for a
Landscape Plan but the Panel’s recommended version deletes all of the detail that the
landscape plan would include. Officers consider that this change is unnecessary and
unjustified as it is a reasonable requirement at the permit stage.

The DPO Schedule recommended by officers for adoption by Council includes the following

changes:

Panel Recommendation

Officer Recommended Change for Adoption

Delete the setback reference lines
that relate to DDO1 and identify the
transition of height across the site

Change graphic that relates to the
retention of a view corridor through
the site

Remove detail in schedule to DPO
relating to the requirement for a
landscape plan at the permit stage

Change wording that relates to
improving the north-west corner for
pedestrians and cyclists

Retain the setback lines as they identify the desired transition
of building height across the site. (Change 12)

Delete faint arrow and apply hatching across an area that
indicates where view corridor is to be retained (Change 13)

Reinstate detail (at Clause 2.0) as is considered reasonable
and a good outcome considering the context of the site which
abuts the Yarra River corridor (Change 14)

Modify wording to make more certain and clarify that this is in
negotiation with Council:

e Improve corner for pedestrians and cyclists through
discussions with Council — (Change 15)

External Consultation

75.

The Amendment has been consulted upon in accordance with the relevant provisions of the
Planning and Environment Act and submitters have been notified as the Amendment has
progressed through to the Planning Panel stage.

Internal Consultation (One Yarra)

76.

The Amendment has had input from statutory planning and the traffic (engineering and
sustainable transport) department at Council.

Financial Implications

77.

The Amendment costs are being covered by the proponent.

Economic Implications

78.

The Amendment would have positive economic effects on the local area through
employment opportunities created on the site.

Sustainability Implications

79.

The Amendment encourages the use of sustainable transport initiatives to reduce the

impacts of traffic on the local area.

Social Implications

80.

There are no direct social implications.

Human Rights Implications

81.

There are no known human rights implications.
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Communications with CALD Communities Implications

82.

The Amendment has been consulted upon through a variety of media options that Council
offers including accessible web pages and translation services outlined on fact sheets and
letters distributed as part of the amendment process.

Council Plan, Strategy and Policy Implications

83.

The Amendment implements the following Council Plan objective:

(&) Manage change in Yarra’s built form and activity centres through community
engagement, land use planning and appropriate structure planning processes.

Legal Implications

84.

The Amendment has been undertaken in accordance with the relevant provisions of the
Planning and Environment Act 1987.

Options

85.

There are four main options for Councillors to consider in relation to adopting the
Amendment:

(@) adopt the Amendment with the changes recommended by the Planning Panel; or

(b) adopt the Amendment with the officer recommended changes which take into account
the Panel’s recommendations with some variations; or

(c) adopt the Amendment as exhibited; or

(d) abandon the amendment.

Conclusion

86.

87.

88.

89.

90.

The Panel has considered the Amendment (C219) at a Planning Panel that occurred in
August 2017 and has made a number of recommendations for changes as outlined in this
report.

In accordance with Section 27 of the Planning and Environment Act, Council must have
regard to and consider the recommendations of the Planning Panel report before deciding to
adopt an amendment with or without changes.

Council officers have reviewed the recommendations, sought further advice heritage and
legal advice, and made subsequent changes to the Amendment in order to:

(@) maintain the integrity of the Amendment and the purpose for introducing the
Development Plan Overlay to the site (Schedule 14);

(b) comply with the conditional authorisation which was specifically aimed at ensuring that
heights and setbacks were consistent with DDO1, which is mandatory in nature;

(c) comply with the Minister’s Direction on the Form and Content of Planning Schemes —
some of the Panel's recommended changes were put forward on this basis and are
generally accepted by Council officers;

(d) improve the graphic content of the Indicative Framework Plan; and

(e) respond to expert advice that Council had received in relation to heritage matters for
the two sites, and to submissions from community members expressing concerns
about the heritage building on the site and how it is responded to through the creation
of a Development Plan for the site.

Officers have concluded that many of the recommended changes by the Panel resultin a
poor planning control which does not comply with the conditional authorisation for the
Amendment.

The use of the DPO as a planning tool was agreed to through discussion between Council
officers and the proponent to provide a level of certainty in terms of the potential outcomes
on the site(s), particularly as the DPO removes third party notification and review rights
during the planning permit stage.

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018



Agenda Page 164

RECOMMENDATION

1.

That Council notes the report of officers in relation to the Panel’s findings in relation to
Amendment C219; and the findings and recommendations of the Panel regarding
Amendment C219.

That Council:

(@) having considered the report of the Planning Panel, adopts Amendment C219 in
accordance with the officer recommended changes to the Amendment (found as
Attachment 3);

(b) adopts the Statement of Significance (citation) for 112-124 Trenerry Crescent and the
changes to Clause 21.11 and Clause 22.02 (Attachments 7 and 8 respectively) of the
Yarra Planning Scheme to include the citation as a reference document; and

(c) submits the adopted amendment to the Minister for Planning for approval, in
accordance with Section 31 of the Act.

That Council note the reasons for varying from the Panel report as outlined in the report.
That officers notify submitters to Amendment C219 of Council’s decision.

CONTACT OFFICER: Evan Burman

TITLE: Strategic Planner

TEL: 9205 5075

Attachments

1 Revised DPO Schedule C219 Endorsed Post-Exhibition

2 Yarra C218 and C219 Panel Report

3  Amendment C219 Final Version for Adoption

4 GJM C218 C219 Post Panel Advice 25 Jan 2018

5 GJM Heritage citation - 112-124 Trenerry Crescent C219

6  Yarra C219 Panel Recommended Plan (Officer Changes)

7 Municipal Strategic Statement Clause 21.11 - Amendment C219
8 Development Guidelines for sites subject to the Heritage Overlay
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Attachment 1 - Revised DPO Schedule C219 Endorsed Post-Exhibition

Sz SCHEDULE 14 TO THE DEVELOPMENT PLAN OVERLAY
Shown on the planning scheme map as DPO14.
112-124 & 126-142 Trenerry Crescent, Abbotsford
Site Description
This schedule applies to land generally known as:
e 112-124 Trenerry Crescent, Abbotsford
®  126-142 Trenerry Crescent, Abbotsford
1.0 Requirement before a permit is granted
{20
c219 A permit may be granted before a development plan has been approved for the following:
= Touse an existing building where the use does not prejudice the future development of
the land.
=  Minor buildings and works to existing buildings provided these do not prejudice the
preparation and approval of the Development Plan and the long term vision for the
overlay area.
= Subdivision of land, provided that the subdivision is the result of a consolidation of all
or parts of the site or the re-subdivision of the land and the number of lots is not
increased.
= Removal or creation of easements or restrictions.
* Buildings or works associated with the remediation of the land in accordance with or
for the purpose of obtaining a Certificate or Statement of Environmental Audit under
the Environment Protection Act 1970.
Before any planning permit is granted the responsible authority must be satisfied that the
permit will not prejudice the future use and development of the land in an integrated
manner and will contribute to the vision of the site.
20 Conditions and Requirements for Permits
—lef20-- ) )
c219 Except for a permit issued as provided for under Clause 1.0, a permit must contain
conditions or requirements which give effect to the provisions and requirements of the
approved Development Plan.
3.0 Application Requirements
s An application must be accompanied by the following information:
= The proposed uses of each building and estimated {loor area for each use.
* The number of proposed dwellings, where relevant, including the mix of residential
development densities and dwelling types.
= A design response that describes how the development responds to the Vision for the
site and the design guidelines in the approved development plan.
= A visual impact assessment that provides the following:
e A 3D meodel of the development and its surrounds in conformity with the
Department of Environment, Land. Water and Planning Techincal Advisory Note
— 3D Digital Modelling. Where substantial modifications are made to the
proposed building envelope, a revised 3D digital model must be submitted to the
Responsible Authority;
e  Site line analysis and 3D modelling of the proposed development from key view
points (such as the river corridor and Dights Falls) in the public realm to enable an
DEVELOPMENT PLAN OVERLAY - SCHEDULE 14 PAGE 1 OF 7
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assessment of the visual impact of the development on the heritage values of the
former Austral Silk and Cotton Mills building and substation at 112-124 Trenerry
Crescent; and

e Perspectives showing the visual prominence of the development from public
vantage points along the Yarra River corridor (including Yarra Bend Park, Capital
CityTrail and Dights Falls) to the specifications of the responsible authority.

A Heritage Impact Statement prepared by a suitably qualified heritage consultant,
which outlines how the proposed development has regard to heritage values of the
former Austral Silk and Cotton Mills building and substation at 112-124 Trenerry
Crescent, as identified in a conservation management plan or similar comprehensive
heritage analysis prepared for the place, along with relevant citations and studies.

A plan showing provision for a publicly accessible shared pedestrian and cycle link,
connecting from Trenerry Crescent to the Capital City Trail through the site in the
general location shown on the Indicative Framework Plan.

A car parking and traffic impact assessment that considers the provision of car parking,
circulation and layout of car parking and the impact of any additional traffic on the
surrounding road network, including the intersection of Trenerry Crescent and Johnston
Street, and how any necessary mitigation measures and/or financial contributions to
works to mitigate the impact of development are to be addressed, to the satisfaction of
the responsible authority and VicRoads.

A Green Travel Plan that promotes sustainable transport options including the provision
of on-site bicycle storage and end-of-trip facilities.

A Landscape Master Plan.

An acoustic report (with a particular focus on the interface with the freeway) prepared
by a suitably qualified acoustic engineer assessing, as appropriate, how the
requirements of the State Environment Protection Policy (Control of Noise from
Commerce, Industry and Trade) No. N-1, the State Environment Protection Policy
(Control of Music Noise from Public Premises) No. N-2, sleep disturbance criteria and
relevant Australian Standards will be met and must prescribe the form of acoustic
treatment taking into consideration the agent of change principle.

4.0 Requirements for development plan
cae The development plan must be generally in accordance with the Indicative Framework

Plan as shown in Figure | to the satisfaction of the responsible authority.

The development plan may be prepared in stages if the responsible authority is satisfied
this will not prejudice the preparation of the development plan.

The development plan must be consistent with the following vision for the site:

Vision

The Development will:

support employment generating land uses whilst permitting residential uses and
encouraging mixed use activities reflective of the character of the area

provide a high quality architectural design, built form and landscaping response which
acknowledges the sites prominent location adjoining the Yarra River and the Eastern
Freeway, and minimise the visual impact of new buildings when viewed from the Yarra
River and adjacent public open space, bicycle and shared paths and bridge crossings

ensure building elevations are presented at a variety of heights, avoid visual bulk and
are stepped back from the frontage of the Yarra River and adjacent public open space

locate taller built form towards the north-western corner of the site

include separation between buildings at the ground and/or upper levels to avoid
continous facades and break up the building mass, maintain the built form rhythm of
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the Trenerry Crescent streetscape, and provide suitable amenity within the
development, both internally and externally

= utilise materials that are respectful of the natural characteristics of the river corridor and
respond to the former industrial character of Trenerry Crescent

= sensitively adapt and reuse the former Austral Silk and Cotton Mills warehouse and
factory complex and substation at 114-124 Trenerry Crescent to maintain its heritage
value, robust industrial character and relationship to the Yarra River

* not dominate views to the heritage building from the Yarra River corridor

= maintain key views to Yarra River corrider and to the fagades of the heritage building
when viewed from Trenerry Crescent

= facilitate a safe and attractive publicly accessible pedestrian and cycling link connecting
Trenerry Crescent to the existing Capital City Trail at the eastern edge of the site, whilst
also improving the safety of pedestrian and cyclist movement at the north western
corner of the site, through improvements to the public realm and corner treatment.

Figure 1 - Indicative Framework Plan
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Components

The development plan must include the following to the satisfaction of the responsible
authority:
Existing Conditions Analysis
= A sile context analysis that identifies the key attributes of the land, including:
e topography
e existing vegetation
s location of existing buildings and significant trees and vegetation
e existing or proposed uses and buildings on adjoining land.

e the contextual relationship of the site and proposed built form to the Yarra River
Corridor, the Eastern Freeway and surrounding road network walking and cycling
connections, and public transport.

e key view-lines to the site from the Yarra River corridor (including Capital City
Trail, Dights Falls and Yarra Bend Park) and the Eastern Freeway;

s views through the site from Trenerry Crescent to the Yarra River Corridor; and

e key views to the former Austral Silk and Colton Mills warehouse and factory
complex and substation at 114-124 Trenerry Crescent from Trenerry Crescent

* Details of any known contamination (a certificate or statement of environmental audit
for the land covered by the Environmental Audit Overlay will be required to be
prepared by a suitably qualified environmental auditor before any construction
associated with a sensitive use can commence).

= An arboricultural assessment of any significant vegetation on the land, including advice
on the long term health and retention value of such vegetation,

Plans
= A site plan(s) which shows:
e the existing heritage building with any extensions and alterations;

s the indicative siting and orientation of other proposed building(s) on the site and
the relationship to buildings on adjoining land;

s the separation between buildings;

e  the location and alignment of a publically accessible pedestrian/cyclist link that
connects Trenerry Crescent with the existing Capital City Trail throught the site in
the general location shown in the Indicative Framework Plan;

e the indicative location of car and bicycle parking areas;
e the vehicle and pedestrian access locations;
s  the location of any areas of public open space and indicative location of
communcal open space; and
o the anticipated uses of each building.
= Plans showing:

e Indicative building envelopes and massing diagrams for new buildings including
street wall heights, maximum building heights, the separation distances between
buildings, the sctback from the street frontage, and how the development
addresses the street;

e The principles for the proposed built form interface to — the Yarra River Corridor
(castern interface), Trenerry Crescent (western interface), the Eastern Freeway
(northern interface) and the interface with a pedestrian/cycle link.

e  Shadow diagrams of the proposed building envelopes shown in the proposed
Development Plan between 11:00am and 2:00pm on 22 June.

= A Landscape Master Plan that includes:
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the location of landscape areas on all interfaces as appropriate, including the Yarra
River Corridor;

guidelines for landscape and fencing treatments with the Yarra River Corridor and
how this enhances the bushland character of the river corridor and protects and
integrates with existing vegetation and planting;

details on the management of landscaped areas, including sustainable irrigation
treatments such as water sensitive urban design opportunities;

= Proposed staging plan (if relevant).

= A concept plan and cross section(s) for building separation and the publicly accessible
shared pedestrian/cycle link, which illustrate:

the indicative alignment of the shared pedestrian/cycle link and how this
encourages pedestrian and cycle movement;

the indicative ground floor interfaces and how they are integrated with publicly
accessible areas;

the dimensions of the link, building separation and the resultant view corridor to
the Yarra River Corridor from Trenerry Crescent;

the relationship to other vehicles and how conflicts are to be minimised.

= A conservation management plan or similar comprehensive heritage analysis prepared
for the former Austral Silk and Cotton Mills building and substation at at 112-124
Trenerry Crescent by a suitably qualified heritage consultant, that:

articulates the significance of the heritage place, its component parts, and ils setting
(including in relation to the Yarra River Corridor);

describes the relationship between the heritage place and any neighbouring or
adjacent heritage place/s; and

establishes principles for managing the significance of the heritage place and its
relationship with its surroundings.

= A Traffic Management Plan identifying:

the likely traffic generation and its impact on the road network, including the
intersection of Trenerry Crescent and Johnston Street and how any necessary
mitigation measures and/or financial contributions to works to mitigate the impact
of development are to be addressed, to the satisfaction of the responsible authority
and VicRoads;

the safe entry and exit of vehicles and how these minimise conflicts with the
pedestrian and cycle link;

the means proposed to promote reduced car use and promote sustainable travel
including opportunities for the provision of a car share system and Green Travel
Plan initiatives;

the recommended car parking and bicycle parking rates.

Design Guidelines
» Design guidelines for the entire site, including but not limited to:

The treatments of key interface areas that reflect the principles for each interface
and respond to key views;

Building materials, treatments, including reflectivity details and architectural styles
through the site. The design and use of materials must be respectful of the natural
characteristics of the Yarra River Corridor, avoiding reflective and/or contrasting
materials along interfaces with the Yarra River Corridor and its environs;

The location and scale of communal open space;

The location of waste storage and collection points;
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The response of the development to the heritage former Austral Silk and Cotton
Mills building and substation at 112-124 Trenerry Crescent as identified in a
conservation management plan or similar comprehensive heritage analysis
prepared for the place.

The guidelines should reflect the following requirements:

The development of the site, including the adaptation, alteration and extension to
the heritage building and adjoining new development should not adversely affect
the heritage values of the former Austral Silk and Cotton Mills building and
substation at 112-124 Trenerry Crescent and its relationship to the Yarra River
Corridor;

The buildings should distribute access to outlook and sunlight between built
forms, provide sunlight to communal open space areas, and manage overlooking
between habitable room windows where relevant;

The building services, including roof top services/elements, should be screened
from the public realm;

Car parking should be located within buildings or to the rear of buildings with the
majority of car parking obscured from the public realm.

The Development Plan for any part of the development area or for any stage of
development may be amended from time to time to the satisfaction of the responsible

authority.
5.0 Decision Guidelines
T
c219 Before deciding whether a development plan, or amendment to a development plan, is

satisfactory, the responsible authority must consider as appropriate:

The Vision outlined at Clause 4.0.
The Yarra River Corridor Strategy. 2015 and Johnston Street Local Area Plan, 2015.

The retention of view lines to the Yarra River Corridor environs from Trenerry
Crescent (as provided for by the requirement for a 20m spacing between built form
illustrated on the Indicative Framework Plan).

The suitability of the provision for a publicly accessible pedestrian cycle link through
the site and the measures to improve the movement of pedestrians and cyclists around
the north-west corner of the site.

The protection of the heritage values of the former Austral Silk and Cotton Mills
building and substation at 112-124 Trenerry Crescent identified in the conservation
management plan or similar comprehensive heritage analysis prepared for the place,
including the protection of key view lines from Trenerry Crescent and from the Yarra
River corridor.

The orderly development of land including management of traffic and car parking.

The impact of additional traflic from development on the surrounding road network,
including the intersection of Trenerry Crescent and Johnston Street, the suitability of
any proposed mitigation measures and/or financial contributions to works to mitigate
the impact of development whether the views of VicRoads have been considered and
addressed.

The functionality and useability of any publicly accessible areas on the site.

Whether the proposed scale, form, siting and guidance for new development,
including the guidelines for materials, colours and finishes, suitably respond to the
landscape setting of the Yarra River Corridor and respond to the built form character
of Trenerry Crescent.

The visual impact of any proposed buildings and works from publicly accessible
vantage points such as major roads, paths, bridge crossings and public open space,
including Yarra Bend Park, Dight Falls, the Capital City Trail and the Yarra River
itself.
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6.0 Reference Documents (Policy Reference)
E:;%u_' Johnston Street Local Area Plan — December, 2015

City of Yarra, Yarra River Corridor Strategy, Planisphere, 2015
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Overview

........................ Amendment Summary

The Amendments

Yarra Planning Scheme Amendments C218 and C219

Brief description

The Amendments rezone land from Commercial 2 Zone to
Commercial 1 Zone (C218) and Mixed Use Zone (C219) to facilitate
development for residential and commercial uses. Amendment
C218 applies an Incorporated Plan Overlay and Amendment C219
applies a Development Plan Overlay to the respective sites to guide
future development. The Amendments reflect the requirements of
Design and Development Overlay Schedule 1 (Yarra River Corridor
Protection) (DDO1) and the heritage values of existing buildings on
the subject sites in Heritage Overlay (Schedule 337 — Victoria Park
Precinct) (HO337).

Subject sites

18-62 Trenerry Crescent, Abbotsford (C218)
112-124 and 126-142 Trenerry Crescent, Abbotsford (C219)

The Proponents

Joval Pty Ltd for C218 and Australian Education Union for C219

Planning Authority

Yarra City Council

Authorisation

Granted on 8 November 2016 with the following conditions:

e the Amendments must be consistent with the Yarra River
Corridor Controls which were at the time being prepared by the
Department of Environment, Land, Water and Planning

o for Amendment C218 the proposed Schedule 2 to the IPO
must be drafted in accordance with the Minister’s
Direction on the Form and Content of Planning Schemes
for Schedules to the Incorporated Plan Overlay

e for Amendment C219 the proposed Schedule 14 to the
DPO must be drafted strictly in accordance with the
Minister’s Direction on the Form and Content of Planning
Schemes for Schedules to the Development Plan Overlay

e for Amendment C219 any clerical or minor errors in the
Building Heights Plan within the proposed Schedule 14 to
the DPO be amended to the satisfaction of DELWP officers
prior to exhibition.

In its Part A submission Council outlined how the conditions have

been complied with. The Victorian Government gazetted the Yarra

River Corridor Controls in the form of GC48 on 24 February 2017.

Council addressed the new DDO1 in post exhibition changes to the

Amendments.

Exhibition

24 November to 24 December 2016.
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Post exhibition changes On 4 July 2017 Council endorsed post exhibition changes to the

to Amendments

Submissions

Amendments that include:

e A proposal to require a traffic impact assessment at the
planning permit stage and to secure a proportional contribution
from the proponents to the cost of traffic signals and works to
manage increased traffic resulting from the developments;

e Changes necessary to align with revised Design and
Development Overlay Schedule 1 (DDO1) for the Yarra River
gazetted in February 2017, which include:

o mandatory controls for building heights and
setbacks, and
o controls to limit overshadowing of the Yarra River.

® Introducing controls that give further recognition of the

heritage values of buildings on each site.

There were 16 submissions for each Amendment. Of those
submissions, 14 were by the same people or organisations for both
Amendments.

Obijections and concerns

Most of the submitters either objected to or expressed concerns
about the Amendments based on impacts on local traffic and
parking, the removal of third party rights under a DPO and IPO,
inadequate building height and setback requirements to protect
visual impacts on the Yarra River, and inadequate protection of
heritage buildings.

Support

The proponents for each Amendment supported the Amendments
with the exception that the Proponent for C219 did not support the

proposed publicly accessible shared pathway through the middle of
their site.

One other submitter supported Amendment C218.

Panel Process

The Panel

Directions Hearing

Geoff Underwood (Chair) and Amanda Cornwall. Trevor McCullough
was chair of the Panel for the Directions Hearing.

25 July 2017 at Planning Panels Victoria, 1 Spring Street, Melbourne

Panel Hearing

9, 10, 11 August 2017 at the Collingwood Town Hall and 16, 17 and
18 August 2017 at the Richmond Town Hall

Site Inspection

Accompanied, 9 August 2017
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Appearances Greg Tobin, Harwood Andrews Legal and Evan Burman for Yarra City
Council who called the following expert witnesses:
- MrJason Sellars, GTA Consultants on traffic
- MrJim Gard’ner, GJIM Heritage on heritage (by Skype).
Jeremy Gobbo QC for the C218 Proponent instructed by Romy
Davidov, Best Hooper, who called the following expert witnesses:
- Charmaine Dunstan, Traffix Group on traffic
- Brodie Blades, David Lock Associates on urban design
- Bryce Raworth, Bryce Raworth and Associates on
heritage
- Peter Lovell, Lovell Chen on heritage
- Stuart McGurn, Urbis on town planning
- John Patrick, John Patrick and Associates on landscape
(provided expert report but did not appear).
Matthew Townsend, for the C219 Proponent instructed by Nick
Sissons, Holding Redlich who called the following expert witnesses:
- Mr John Glossop, Glossop Town Planning on town
planning
- Ms Deborah Donald, O'Brien Traffic on traffic
- Mr Mark Sheppard, David Lock Associates on urban
design
- Mr Bruce Trethowan on heritage (provided expert
report but did not appear).
Andrew Rasulo for VicRoads.
Janet Taylor for Collingwood Historical Society.
Clare Scarlett attended for Boroondara City Council on day 1 only.
Date of this Report 25 October 2017
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Executive Summary

(i) Summary

Rezoning of sites in Trenerry Crescent, Abbotsford (the Amendments) seek to rezone two
sites on Trenerry Crescent Abbotsford from Commercial 2 Zone to allow the development of
the sites for mixed use including commercial and residential uses.

Strategic planning for the Trenerry Crescent area and the two sites support the rezoning and
redevelopment of the sites consistent with recent development in the area. The sites are
two of three sites remaining for redevelopment. The Amendments have strong strategic
planning support.

Trenerry Crescent is within a Heritage Overlay for the broader Victoria Park Precinct and the
two sites each contain buildings of heritage significance under the Overlay. One of the sites
at 112-12 and 126-142 Trenerry Crescent has a significant building that will influence any
redevelopment proposal.

Land fronting the east side of Trenerry Crescent also backs onto the Yarra River corridor.
Recent amendments to the Yarra River controls have applied a new level of development
control not in operation at the time of exhibition of Amendments C218 and C219. The
Minister for Planning’s authorisation for the preparation of the Amendments included a
specific requirement that the form of the amendments had to be in strict compliance with
the form of Design and Development Overlay 1 now applying to the sites. The Yarra City
Council made variations to the exhibited form of the amendments to reflect the provisions
of DDO1 and the development constraints applying to the sites.

Presentations to the hearing by the Council as the planning authority and the proponents for
Amendments C218 and C219 sought variations to the exhibited documents according to
their interpretation of the new controls.

Submissions to the amendments were made by residents of Trenerry Crescent concerned at
the impact of traffic from the redevelopment to follow rezoning, the impact of development
on the river corridor and heritage issues.

VicRoads appeared at the hearing to further its submission that redevelopment of the sites
would add to traffic problems at the intersection of Trenerry Crescent and Johnston Street
and to call for contributions from the landowners toward any works necessary to mitigate
traffic impacts. During the hearing, VicRoads changed its submission to relinquish the idea
of contributions to works.

The protection of the Yarra River corridor is supported by the C218 and C219 Proponents.
Each landowner accepts the responsibility to protect the river corridor from additional
overshadowing, to limit the visibility of buildings from the river corridor and the Capital City
Trail that runs along the riverbank and the imposition of development constraints in the
resulting controls implemented by DDO1 and the respective Incorporated Plan Overlay and
the Development Plan Overlay.

The key issues at the hearing focussed on the form of the heritage and planning controls for
each site. After exhibition of the Amendments, council sought and obtained heritage advice
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that proposed additional layers of control through the IPO and the DPO as well as citations
specially prepared for each site. The council relied upon the advice of its heritage adviser to
propose increased protection of existing buildings and to enhance the heritage values of
each site. On the other hand, each of the proponents submitted evidence from their own
advisors.

The respective submissions presented the Panel with the task of framing controls that
allowed redevelopment opportunities while respecting the sensitivity of the Yarra River and
environs as required by the DDO1, the heritage of the Victoria Park Precinct and the
individual buildings as well as impacts on the local area. The Panel has redrafted the IPO and
the DPO and the associated documents to achieve a balance between what might be
thought to be competing objectives. The Panel’s preferred form of the revised IPO2, DPO14
and the heritage citation for the building at 18-62 Trenerry Crescent are included as
appendices.

This report deals provides specific recommendations for Amendments C218 and C219 after
discussing the issues that are common to each.

The Panel recommends that the Amendments be adopted with the changes as
recommended and contained in the revised documents.

The Panel recommends approval notwithstanding the submissions from local residents who
sought the rejection of the rezonings on traffic grounds. The Panel agrees with each of the
traffic experts who appeared at the hearing who advised that in their opinion there would
be some increase in traffic from the redevelopments to follow but the increases would be
marginal and not sufficient to warrant rejection of the Amendments.

(i) Recommendations

Based on the reasons set out in this Report, the Panel recommends that Rezoning of sites in
Trenerry Crescent, Abbotsford be adopted as exhibited subject to the following
modifications:

1. In Amendment C218

a) delete any duplication of Design and Development Overlay Schedule 1
provisions in Incorporated Plan Overlay Schedule 2 but include a
reference to applicable Design and Development Overlay Schedule 1
requirements and retain specific provisions that add to Design and
Development Overlay Schedule 1, and

b) delete parts of the Incorporated Plan for the building height and set back
provisions of Design and Development Overlay Schedule 1and add a note
that Design and Development Overlay Schedule 1 applies, and express a
discretionary preferred maximum 25 metre height (see Appendix C).

2.  In Amendment C219
a) delete any duplication of Design and Development Overlay Schedule 1
provisions in Development Plan Overlay Schedule 14 but include a
reference to applicable Design and Development Overlay Schedule 1
requirements and retain specific provisions that add to Design and
Development Overlay Schedule 1, and
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b) delete parts of the Indicative Framework Plan for the building height and
set back provisions of Design and Development Overlay Schedule 1 and
add a note that Design and Development Overlay Schedule 1 applies, and
express a discretionary preferred maximum 25 metre height (see
Appendix E).

3.  Retain the provision in Amendments C218 and €219 requiring the proponent to
provide a traffic and car parking impact assessment but delete reference to it
being to the satisfaction of VicRoads and the requirement for proponents to
contribute to mitigation works. The Panel’s preferred version of the relevant
provisions are set out in Appendices C and E.

4. In Amendment C218
a) Adopt the form of Incorporated Plan Overlay Schedule 2 as contained at
Appendix C to clarify building height controls
b) Adopt the statement of significance for 18-62 Trenerry Crescent
Abbotsford as presented by Mr Lovell for the C218 Proponent and
included at Appendix D.

5.  Adopt the form of Incorporated Plan Overlay Schedule 2 as contained at Appendix
C to improve form and content of the overlay and the Indicative Framework Plan.

6.  Adopt the heritage citation for the former Austral Silk and Cotton Mills warehouse
and factory complex as prepared by GIM Heritage for inclusion as a reference
document at Clause 22.02-8.

7. Adopt the form of Development Plan Overlay Schedule 14 as contained at
Appendix E.

8. Delete the requirement for the publicly accessible shared path shown on the
Indicative Framework Plan and adopt the wording on the Panel preferred form of
the Indicative Plan at Appendix E.
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1 Introduction

1.1 The Amendments
1.1.1 Purpose of the Amendments

Amendments C218 and C219 are two separate proposals to rezone land along Trenerry
Crescent, Abbotsford to facilitate mixed use development for residential and commercial
uses. The subject sites are currently Commercial 2 Zone (C22).

The Amendments recognise the heritage values of existing buildings on the sites as set out in
Heritage Overlay (Schedule 337 — Victoria Park Precinct) (HO337). The Amendments also
reflect the special controls that apply to developments on the Yarra River Corridor under the
Design and Development Overlay, Schedule 1 (Yarra River Corridor Protection) (DDO1) with
effect from February 2017.

The Amendments ensure necessary environmental assessment of the sites to address any
potential soil contamination by applying the Environmental Audit Overlay (EAO).

Description of Amendment C218

Amendment C218 proposes to rezone land at 18-62 Trenerry Crescent from C2Z to
Commercial 1 Zone (C1Z) and to apply an Incorporated Plan Overlay (IPO) that provides site
specific guidance on a future development proposal.

The building at 18-62 Trenerry Crescent is an Individually Significant heritage building
affected by HO337. It comprises a heritage building at the corner of Trenerry Crescent and
Turner Street with alterations and extensions principally to the rear in 1984.

Description of Amendment C219

Amendment C219 proposes to rezone two properties at numbers 112-124 and 126-142
Trenerry Crescent from C2Z to the Mixed Use Zone (MUZ). The proponent currently
occupies and operates the recently refurbished building at 126-142 Trenerry Crescent as a
commercial site.

The Amendment proposes to apply a Development Plan Overlay (DPO) with a new Schedule
14 (DPO14) to the site to manage future development of either property to achieve positive
public realm, urban design and built form outcomes.

The building at 112-124 Trenerry Crescent is an Individually Significant heritage building
affected by HO337. Its future use is reliant on the adaptability of the building which was
part of the former Austral Silk and Cotton Mills Factory complex.

1.1.2 The subject sites

Amendment C218 applies to land at 18-62 Trenerry Crescent, Abbotsford and Amendment
C219 applies to 112-124 and 126-142 Trenerry Crescent shown in Figure 1.
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| . AMENDMENTC219
__—— 112-124%126-142 Trenerry Crescent
Proposed Mixed Use Zone &
Development Plan Overlay

~ AMENDMENT C218
18-62 Trenerry Crescent
Proposed Commercial 1 Zone &
Incorporated Plan Overlay

Figure 1 The subject sites
1.2 Background to the proposals

Amendment C218 was prepared at the request of the landowner, Joval Pty Ltd (C218
Proponent). Representatives for the C218 Proponent have discussed potential rezoning of
the €218 site with Council officers since 2011.

Amendment C219 was prepared at the request of the landowner the Australian Education
Union {C219 Proponent). In March 2016 representatives of the C219 Proponent presented
Council with a proposal for Amendment C219.

13 Issues dealt with in submissions and post exhibition changes

Council received 16 submissions. The submitters were the same for both amendments,
except the respective proponents and two individual submitters. See Appendix A.

Submitters raised a number of issues which Council summarised in its Part A submission.*
Common themes across the submissions were as follows:

(a) increased traffic volume and need for traffic management measures

(b) protection of heritage buildings on the respective sites

(c) building heights and setbacks (sometimes related to consistency with DDO1)

(d) visual impact of new development on the Yarra River corridor

(e) impact of increased population on infrastructure, character and amenity

(f) removal of third party rights as a result of an IPO for C218 and a DPO for C219.

Document 1, Appendix B.
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The proponents supported the Amendments as exhibited except that the C219 Proponent
opposed a requirement to provide a publicly accessible shared pedestrian and cycling path
through the middle of the two properties.

In response to submissions, Council sought further advice on heritage and traffic issues,
which informed changes to the amendments. The proponents also commissioned
consultants to undertake further work on traffic impact assessment, and visual impact
analysis.

Revised DDO1 was gazetted on 24 February 2017, introducing mandatory maximum building
heights and setbacks, and controls to limit overshadowing and provide protection of the
Yarra River.

Upon receipt of the further expert advice it commissioned, and upon the changes to DDO1,
Council made a number of substantial post exhibition changes to the Amendments:
e to align the Amendments with the revised DDO1 for the Yarra River corridor
e torequire a traffic impact assessment with the planning permit and consideration
of a financial contribution by the proponents to any traffic mitigation works
* tointroduce new controls that further recognise the heritage values of existing
heritage buildings.

At the ordinary Council meeting on 4 July 2017 Council resolved to:

e Endorse the post exhibition changes to the Amendments

* Include heritage citations prepared for the Council by GJM Heritage (GJM) as reference
documents to clause 22.02-8 (Development guidelines for sites subject to the Heritage
Overlay —references)

e Request the Minister for Planning to appoint a Panel to consider the Amendments in
accordance with section 23 of the Planning and Environment Act.

Council notified submitters of the changes on 11 July 2017. Details of the post exhibition
changes to the Amendments are set out in Council’s Part A submission.’

1.4 Issues dealt with in this report

Council requested the Panel hear the Amendments together because of the common issues
and common submitters. In this report, the Panel has grouped issues that are common to
both Amendments and addressed specific issues in separate chapters.

This report deals with the issues under the following headings:

e Section 1 - Issues common to both Amendments
e Strategic policy and the nature of the planning controls
- Policy framework
- Planning Scheme Provisions
¢ [ssues common to both Amendments
- DDO1 Yarra River corridor controls
- Trafficissues

Document 1, Attachment D for Amendment C218 and Attachment E for Amendment C219.
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e Section 2 — Issues specific to each Amendment
* Issues specific to Amendment C218
- Heritage
- Discretionary heights
- Form and content of Amendment C218 and IPO.
* [ssues specific to Amendment C219
- Heritage and urban design
- Form and content of Amendment C219 and DPO
- Requirement for public shared pathway.

The Panel has provided the recommendations for each Amendment separately, as requested
by Council.
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Section 1 — Issues common to both Amendments
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2  Strategic policy and nature of controls

Council provided a response to the Strategic Assessment Guidelines as part of the
explanatory report to the exhibited Amendments. The Panel has reviewed Council’s
response and the policy context of the Amendments, and has made its appraisal of the
relevant zone and overlay controls and other relevant planning strategies.

2.1 Policy framework
2.1.1 State Planning Policy Framework

Council’'s Part A submission stated that the State Planning Policy Framework (SPPF)
provisions most relevant to the Amendments are:

e Clause 11 — Settlement;

Clause 12 — Environmental and Landscape Values;

Clause 13 — Environmental Risks;

Clause 15 — Built Environment and Heritage;

Clause 16 — Housing; and

Clause 17 — Economic Development.

Council stated that the Amendments respond to the SPPF as follows:*

e The rezoning of the C218 and C219 sites will contribute to the provision of serviced land
for housing and diversity of choice; it will provide opportunity for new uses to establish
to broaden the mix in the area and provide employment opportunities (Clause 11).

e |PO2 in Amendment C218 and DPO14 in Amendment C219 will apply controls and
guidelines consistent with DDO1 and SLO1 to respond to the significance and values of
the Yarra River corridor (Clause 12).

* The application of the EAO will ensure any potentially contaminated land is suitable for
its intended future use and development (Clause 13).

e [PO2 in Amendment C218 and DPO14 in Amendment C219 will guide development to
provide an appropriate built environment and public realm whilst respecting the natural
environment (Clause 15).

e The rezoning of the C218 and C219 sites will provide for diversity of housing that is
integrated, accessible, sustainable and proximate to activity centres, public transport,
schools and open space (Clause 16).

e The C1Z in Amendment C218 and MUZ in Amendment C219 will encourage economic
development and allow for mixed use activities and higher density on the well-located
sites (Clause 17).

The Amendments support the following policies and directions in Plan Melbourne 2017-
2050, which has been approved by Government since the exhibition of the Amendment:
e Direction 2.2: Deliver more housing closer to jobs and public transport.
s Policy 2.2.3: Support new housing in ... places that offer good access to jobs,
services and public transport.
s Direction 4.4: Respect Melbourne’s heritage as we build for the future.

¥ Document 1, paragraphs 64-73.
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s Policy 4.4.1: Recognise the value of heritage when managing growth and
change.

The evidence of Mr Stuart McGurn, town planning expert for the C218 Proponent, and Mr
John Glossop, town planning expert for the C219 Proponent, support Council’s view on the
relevant state planning policy.

The Panel agrees with Council’s analysis of the applicable provisions of the SPPF.
2.1.2 Local Planning Policy Framework

The Amendments respond to the Local Planning Policy Framework (LPPF), which comprises
the Municipal Strategic Statement (MSS) at clause 21 of the Yarra Planning Scheme and
specific local planning policies. The LPPF includes several provisions relevant to the
Amendments, including:

* Municipal Profile (Clause 21.02);

e Vision (Clause 21.03);

e Lland Use (Clause 21.04);

Built Form (Clause 21.05);

Transport (Clause 21.06);

Environmental Sustainability (Clause 21.07);

Neighbourhoods (Clause 21.08);

Development Guidelines for Sites Subject to the Heritage Overlay (Clause 22.02);
Environmentally Sustainable Development (Clause 22.17).*

Council submitted that broadly the Amendments respond to the vision and objectives in the
LPPF as follows:

e The C218 and C219 sites are well-located to allow the type of development
envisaged by the LPPF, which responds to the opportunities emerging from
the changing economic structure of the city.

* The Amendments will provide increased flexibility for a wider range of uses
(including residential), which will enhance commercial activity in the area.

e The application of the IPO and DPO controls will ensure that new
development addresses the urban design objectives and strategies in the
LPPF.

e The C218 and C219 sites are located adjacent to the Yarra River. They are
well connected to public transport, the Capital City Trail and main roads
and present significant opportunity for new development.

The evidence of Mr McGurn and Mr Glossop, support Council’s view on the relevant local
planning policy.

The Panel agrees with Council’s analysis of the applicable provisions of the LPPF.

2.1.3 Other planning strategies or policies used in formulating the Amendment

Yarra Business and Industrial Land Strategy

*  Document 1, paragraphs 74-76.
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Council adopted the Yarra Business and Industrial Land Strategy (BILS) in 2012 to guide
decision-making relating to future land use, strategic planning and rezoning requests.

BILS recommended as follows for ‘CIB 3 — Trenerry Crescent Node’:”

Rationale: This precinct has an interface with the Yarra River which should be
maximised through employment and business opportunities. The precinct is
deemed unsuitable for future industrial investment and it is recommended
that areas of Business 3 Zone6 be rezoned to Business 2 Zone. Existing
Business 2 and 5 zone areas should be retained.
e Recommended Zones: Retain current zoning arrangements
pending further investigation.
e Undertake master planning for this area to deal with urban
design and access issues and in particular the interface with
Yarra Parklands.

Council completed the further investigation and master planning as part of the Johnston
Street Local Area Plan (JSLAP), which Council adopted in December 2015.
Johnston Street Local Area Plan and Amendment C220

The strategic basis for the Amendments is supported in the JSLAP, which includes as a land
use recommendation:’

Retain employment generating land uses activities along Trenerry Crescent,
whilst permitting residential uses and encouraging mixed use activities that
respect the Yarra River corridor.

With respect to built form, the JSLAP makes the following recommendation:*

Ensure that development respects the natural, vegetation dominated
characteristics of the Yarra River corridor through recessive, high quality
architectural design that displays well-articulated built form.

The subject sites are located within Precinct 7 of the JSLAP (Trenerry Crescent). It describes
the future character of the precinct as an ... eclectic mix of existing heritage buildings and
well designed newer buildings ... [where] ... a mix of offices and residential apartments brings
life to the street.

Precinct 7 contains the following built form guidelines and principles:

Trenerry Crescent Interface

e Street wall/facade height: 4 storeys (15m)
e Max height: 6-8 storeys (25m)

Page 44.

The C218 and C219 sites were zoned Business 3 at the time. On 15 July 2013, land zoned Business 3 was
converted to C2Z.

Page 44.

Page 50.

Page 8

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018



Agenda Page 190
Attachment 2 - Yarra C218 and C219 Panel Report

Yarra Planning Scheme Amendments C218 and C219 | Panel Report | 25 October 2017

e Upper levels should be set back to reduce visual impact and
overshadowing of public and private spaces.’

It also addresses the River Interface and references DDO1.

Council prepared Planning Scheme Amendment C220 to implement the JSLAP in two of its
precincts which do not include Trenerry Crescent. Amendment C220 was granted
conditional Ministerial authorisation on 9 March 2017. Since then, Council has undertaken
further urban design analysis and plans to reconsider Amendment C220 later in 2017.

2.2 Planning scheme provisions
2.2.1 DDO Schedule 1 (Yarra (Birrarung) River Corridor Protection)

DDO1 sets out objectives, permit requirements, application requirements and decision
guidelines relating to the Yarra River corridor.

The explanatory report for Amendment GC48 which introduced the DDO1 controls
summarises the changes as introducing:

..mandatory overshadowing, building height and setback requirements for
private land within close proximity to, or abutting the Yarra River.
discretionary controls relating to overshadowing of public open space,
permeable surface minimums, materials selections and other siting and design
of built form requirements.

GC48 replaced existing DDO controls in the Yarra, Boroondara and Stonnington planning
schemes. The C218 and C219 sites are now shown on DDO1 Map Area C with the mandatory
building height and setback requirements.

The revised DDO1 is an interim control with an expiry date of 31 January 2021.

Council submitted that the exhibited Amendments were consistent with the revised DDO1,
but Council endorsed a number of minor post-exhibition changes in response to Amendment
GC48 and submitter concerns. The changes modify how building heights are specified in the
Incorporated Plan to the IPO in Amendment C218 and in the Indicative Framework Plan in
DPO14 in Amendment C219.

The mandatory building heights and set back requirements in DDO1 are discussed in detail in
chapter 3.1.
Significant Landscape Overlay — Schedule 1 (Yarra (Birrarung) River Corridor Environs)

At the time of exhibition, an Environmental Significance Overlay — Schedule 1 (Yarra River
Environs) (ESO1) applied to the sites. DDO1 replaced the ESO1 with the Significant
Landscape Overlay — Schedule 1 (Yarra (Birrarung) River Corridor Environs) (SLO1).

Like the DDO1, the SLO1 sets out objectives, permit requirements, application requirements
and decision guidelines relating to the Yarra River corridor.

The SLO1 is an interim control with an expiry date of 31 January 2021.

°  Johnston Street Local Area Plan, page 55.
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2.2.2 Heritage Overlay — Schedule 337 (Victoria Park Precinct, Abbotsford)

The sites have buildings that are included within the Heritage Overlay (HO337 — Victoria Park
Precinct) so planning permit applications are considered against the provisions of the
Heritage Overlay and heritage policy in Clause 22.02 of the Yarra Planning Scheme.

The Heritage Overlay includes the following within its purpose:
To conserve and enhance heritage places of natural or cultural significance.

To conserve and enhance those elements which contribute to the significance
of heritage places.

To ensure that development does not adversely affect the significance of
heritage places.

The Heritage Overlay requires a permit to subdivide land, demolish or remove a building,
construct a building or carry out works. It provides that before deciding on an application
the responsible authority must consider certain matters including:

The significance of the heritage place and whether the proposal will adversely
affect the natural or cultural significance of the place

Any applicable statement of significance, heritage study and any applicable
conservation study

Whether the location, bulk, form and appearance of the proposed building will
adversely affect the heritage place

Whether the demolition, removal or external alteration will adversely affect
the significance of the heritage place

The City of Yarra Review of Heritage Overlay Area 2007, HO337 Victoria Park Heritage
Overlay Area, Abbotsford includes a Statement of Significance for the Victoria Park Heritage
Overlay Area (Industrial sub-area). Under the heading ‘What is significant?’, the statement
includes the following under the sub-heading ‘Industry’:

The massive Austral Silk and Cotton Mills complex was built at the north end
of Trenerry Crescent in 1927 and the Yarra Falls Spinning Mills had also
expanded in the area during the early 20" century. Their administrative
complex was built in 1919 facing Johnston St and the landmark 1930s Byfas
building was built, facing Trenerry Crescent, to produce textiles during World
War Two. The combination of these extensive industrial complexes has a
strong built character that is evident from within the Heritage Overlay Area
and from distant views down the Yarra River and the Eastern Freeway.

In the last two decades of the 20" century, these large industrial and mill
buildings have been gradually decommissioned and recycled for light
industrial, commercial or residential uses. Some of these developments have
been innovatory in the re-use of significant industrial structures, such as Daryl
Jackson’s award winning design for the Esprit company in the 1980s.

The City of Yarra Review of Heritage Overlay Areas 2007, Appendix 8 identifies whether sites
subject to the Heritage Overlay are ‘individually significant’, ‘contributory or ‘not
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contributory’. Appendix 8, as revised in May 2017, is an incorporated document in the
Schedule to Clause 81.01. It identifies:
- 18-62 Trenerry Crescent as individually significant, described as a
‘factory/warehouse complex, later Esprit offices’ and dated ‘1890-1925, 1982’.
- 112-120 Trenerry Crescent as individually significant, described as ‘Austral Silk
and Cotton Mills factory/warehouse complex, former’ and dated 1927.

The Scheme does not currently incorporate or refer to statements of significance for 18-62
Trenerry Crescent or 112-124 Trenerry Crescent.

Council endorsed a number of post exhibition changes to the Amendments in July 2017 to
reinforce the requirements of the Heritage Overlay and the heritage significance of the
individually significant buildings. The Council’s proposed changes to the Amendments are
discussed in chapters 4 and 5.

2.2.3 Land Subject to Inundation Overlay

The Land Subject to Inundation Overlay (LSIO) applies to each of the properties and sets out
objectives and application requirements in relation to the potential flooding impacts on sites
and seeks to ensure that built form responses minimise the impacts of flooding.

2.3 Nature of the controls
2.3.1 Proposed planning controls

The proposed planning controls for C218 rezone the land to C1Z, apply an Incorporated Plan
Overlay (IPO) — Schedule 2 and apply the Environmental Audit Overlay (EAO).

The proposed planning controls for Amendment C219 are to apply a MUZ, apply a
Development Plan Overlay (DPQ) — Schedule 14 (DPO14) and apply the EAO.

The Panel has assessed the appropriateness of the overlays and zones and whether the
Council should apply the same zone to the whole of Trenerry Crescent. The urban design
evidence, particularly the JSLAP and DDO1 indicates that Council should treat all of Trenerry
Crescent as one unit, with one zone and one overlay.

Council stated that the proponents chose the IPO and DPO as the most appropriate planning
control for the respective sites.

Council considered the IPO to be appropriate as part of Amendment C218 to specify both:

¢ land use requirements, to ensure a minimum of 20 per cent of the floor space in any new
development for office, retail, commercial or other employment-generating uses; and

e built form requirements, to ensure a built form outcome that responds to the site’s
interface with the Yarra River corridor and public realm along Trenerry Crescent and
Turner Street.

Council stated that it considered the DPO an appropriate control for Amendment C219 to

manage future development to ensure it:

* s respectful of the Yarra River corridor and the heritage building at 112-124 Trenerry
Crescent; and

* delivers benefits to the public realm, including:
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- the retention of views to the Yarra River corridor from Trenerry Crescent
between 112-124 and 126-142 Trenerry Crescent; and

- connectivity improvements for pedestrians and cyclists by a shared path through
the site, linking Trenerry Crescent and the Capital City Trail.

2.3.2 Purposes of IPO and DPO

The purposes of an IPO and DPO according to Planning Practice Note 23 — Applying the

Incorporated Plan and Development Plan Overlays (August 2015) (PPN23) are:

e to identify areas that require the planning of future use or development to be shown on
a plan before a permit can be granted

e to exempt a planning permit application from notice and review if it is generally in
accordance with an approved plan.

An IPO and DPO both:

* require a plan to be prepared before a permit is granted, unless the schedule specifies
otherwise;

e guide the content of that plan through requirements identified in the schedule; and

e remove notice requirements and third party review rights for planning permit
applications that are ‘generally in accordance with’ the plan. This aspect of the overlays
is discussed in further detail below.

The key difference is:

If the planning authority uses an IPO, the plan will be an incorporated
document, part of the planning scheme. A planning scheme amendment will
be needed to introduce or change the plan.

If the planning authority uses a DPO, the plan will be a development plan. A
development plan is not incorporated into the planning scheme. It can be

introduced or changed ‘to the satisfaction of the responsible authority’. *°

Council stated that Amendment C218 proposes to apply the IPO and to incorporate the plan.
There will only be further opportunity for third party input into the plan for Amendment
C218 if changes are subsequently sought to that plan.

PPN23 advises that:'!

The IPO requirement for a planning scheme amendment to incorporate or
change the plan enables third parties to be involved in the process of making
or changing the plan. For this reason, the IPO should normally be used for
sites that are likely to aoffect third-party interests and sites comprising multiple
lots in different ownership.

Because the DPO has no public approval process for the plan, it should
normally be applied to development proposals that are not likely to
significantly affect third-party interests, self-contained sites where ownership

10
11

PPN23, page 3.
PPN23, page 3.
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is limited to one or two parties and sites that contain no existing residential
population and do not adjoin established residential areas.

Council stated it decided to consider the stricter set of factors identified in PPN23 for the

DPQ in relation to both Amendments. It noted that:

e both sites are in single ownership;

s neither site contains an existing residential population; and

e neither site directly interfaces with residentially zoned land, although the land to the
west of Trenerry Crescent is located in the Neighbourhood Residential Zone.

Council stated that it considered the key difference between the use of the overlays in these
Amendments is that Amendment C218 includes the plan to be incorporated, and therefore
provides a higher level of certainty as to the use and development outcome on that site.

It stated that Amendment C219 retains more flexibility, with a development plan to be
prepared at a later date. This is more attractive to the C219 Proponent, which advised the
Panel that is does not propose to develop the site at this stage. It has recently refurbished
the building at 126-142 Trenerry Crescent which it is currently occupying.

2.3.3 Third party rights

The IPO and DPO parent provisions provide exemption from notice and review of any
application under any provision of this scheme which is generally in accordance with the
incorporated plan or development plan respectively.

Submissions 6, 8 and 14 (Collingwood Historical Society, Collingwood and Abbotsford
Residents’ Association Inc., and Yarra Riverkeepers Association) expressed the view that the
Council should not apply an IPO and DPO to the sites because they exempt notice and
review rights for third parties at the permit application stage.

Council submitted that the relevant question is whether sufficient community consultation
has been undertaken in relation to the Amendments to justify the exemptions. This includes
the level of detail made available for the community to consider and the degree of specificity
in the planning controls.

Council’s submission noted the comments of the Panel in Amendment C185 to the Ballarat
Planning Scheme, which considered the introduction of a Special Use Zone that effectively
removed third party notice and review rights. The Panel concluded that:*

... the rigorous controls and planning undertaken for SUZ15 as part of this
Amendment, including the community consultation undertaken, justifies the
exemption applying.

2 panel report dated 4 September 2015, page 110.
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Council submitted that the Amendments have provided an appropriate opportunity for the
community and affected parties to make submissions about future development on the sites
and provide input into the content and detail of the proposed provisions. 13

Council stated that it ensured that the absence of future notification and review rights was
clearly communicated when providing notice of the Amendments. The letters sent to
owners and occupiers in the surrounding area included a factsheet that stated:

It is important to note that this is [a] critical stage in the planning process as
there would be no requirement for the community to be notified about future
planning permit applications on the sites.

Council submitted that the proposed planning controls provide sufficient specificity and
certainty to manage future development outcomes in conjunction with the planning controls
that already apply to the Amendment sites.

The Collingwood Histarical Society submitted that an IPO and a DPO are not appropriate.
They stated that the owners benefit by fast tracking future development without further
third party input but there is no clear benefit to Yarra City Council, its residents and
ratepayers or to other Melbournians who enjoy the Yarra River and its surrounds.

2.3.4 Proposed zones
Both Amendment sites are currently located within C2Z. The purpose of the C2Z includes:

To encourage commercial areas for offices, appropriate manufacturing and
industries, bulky goods retailing, other retail uses, and associated business and
commercial services.

To ensure that uses do not affect the safety and amenity of adjacent, more
sensitive uses.

The use of land for ‘Accommodation (other than Caretaker’s house, Motel and Residential
hotel)" is prohibited in the C2Z.

The other sites on the eastern side of Trenerry Crescent are located within C1Z with the
exception of the site on the corner of Johnston Street. The zones are depicted in Figure 2
below.

Y Document 17, paragraph 40.
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Figure 2 Zoning on Trenerry Crescent

The future zones along the eastern side of Trenerry Crescent are specifically considered in
the JSLAP which states as follows with respect to the CIB 3 — Trenerry Crescent Node:

Trennery [sic] Crescent has only three sites that remain within the Commercial
2 Zone as maost sites have been redeveloped for residential and mixed use
activities (apartments). The remaining three sites present opportunities for
mixed use developments with a mix of office/commercial and residential uses.
New development will need to consider the sensitive interface of the Yarra
River corridor and respond accordingly.

The BILS recommends rezoning to allow a mix of office and residential uses.
The three sites that remain in the Commercial 2 Zone should be rezoned to the
Mixed Use Zone to facilitate the mixed-use development that is consistent with
the trends that have occurred along Trenerry Crescent in recent years.™

The ‘remaining three sites’ identified in the JSLAP include the two present Amendment sites.

The Land Use Framework Plan in the JSLAP depicts the eastern side of Trenerry Crescent,

including the Amendment sites as ‘mix of offices and residential uses, sensitive to the river

corridor’.*®

Amendment C218 — Commercial 1 Zone

Rezoning the €218 site from C2Z to C1Z would allow its redevelopment to include residential
use which Council considered to be appropriate and not contested.

The purpose of the C1Z includes:

To create vibrant mixed use commercial centres for retail, office, business,
entertainment and community uses.

14
15

Johnston Street Local Area Plan, page 18.
Johnston Street Local Area Plan, page 45.
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To provide for residential uses at densities complementary to the role and
scale of the commercial centre.

Council submitted that the outcome of Amendment €218 will be to create consistency of
zoning with the adjoining sites to the north and south.

Council submitted that the application of C1Z along the eastern side of Trenerry Crescent is

appropriate having regard to the size of the sites and their excellent access to:

e public transport, including the Victoria Park train station and bus routes along Johnston
Street;

* open space, including adjacency to the Yarra River parkland and Capital City Trail and
proximity to Victoria Park; and

e the Johnston Street Neighbourhood Activity Centre.

The C218 Proponent’s town planning expert Mr McGurn concluded that the proposed
rezoning to C1Zis apprn:)priate.16

Amendment C219 — Mixed Use Zone

Council supported the proposal by the C219 Proponent to rezone the land from C2Z to MUZ
as it would allow the continuation of the proponent’s business activities at 126-142 Trenerry
Crescent, as well as a mix of uses on both sites including dwellings.

The purpose of the MUZ includes:

To provide for a range of residential, commercial, industrial and other uses
which complement the mixed-use function of the locality.

To provide for housing at higher densities.

To encourage development that responds to the existing or preferred
neighbourhood character of the area.

Under the MUZ, ‘Dwelling {other than Bed and breakfast)’ is a section 1 (permit not
required) use.

Council submitted that rezoning the C219 site from C2Z to MUZ would allow its
redevelopment to include residential use which Council considers to be appropriate and not
contested.

Council stated that it was satisfied that the purpose provisions within the MUZ are
appropriate for this site and reflect the outcomes sought through application of the DPO and
proposed schedule. The MUZ is the zone specifically proposed for this site in the JSLAP.

It submitted that the application of a residential zone in this location constitutes an
appropriate response to the adjacent C1Z while achieving a sensible zoning transition at the
end of the parcels to the east of Trenerry Crescent.

The report of the C219 Proponent’s town planning expert, Mr Glossop, concludes that the
proposed rezoning is appropriate.’’ Mr Glossop acknowledges that the ‘intended mix of

16
17

Document 7, page 11.
Document 12, page 10.
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uses’ proposed for this site could also be achieved within the C1Z, but he prefers the MUZ
due to the condition that attaches to dwellings as a section 1 use in the C1Z.

2.4 Ministerial Directions and Practice Notes
2.4.1 Ministerial Directions

Council submitted that the Amendment meets the relevant requirements of the following

Ministerial Directions:

e Ministerial Direction 11 (Strategic Assessment of Amendments) and Planning Practice
Note 46 (Strategic Assessment Guidelines).

e Ministerial Direction on the Form and Content of Planning Schemes under Section 7(5) of
the Act.

2.4.2 The Form and Content of IPO and DPO

The authorisation for Amendment C218 required that the proposed Schedule 2 to the IPO
must be drafted in accordance with the Minister’s Direction on the Form and Content of
Planning Schemes for Schedules to the Incorporated Plan Overlay. This is discussed in
chapter 4.2.

The authorisation for Amendment C219 required that the proposed Schedule 14 to the DPO
must be drafted strictly in accordance with the Minister’s Direction on the Form and Content
of Planning Schemes for Schedules to the Development Plan Overlay. This is discussed in
detail in chapter 5.2.

2.4.3 Repetition of control provisions

Both the C218 Proponent and the C219 Proponent made submissions that the terms of the
control documents should be amended to remove what were described as repetitive and
therefore unnecessary provisions in the respective overlays and plans. The thrust of the
submissions was that repetition across the controls must be avoided to meet the
requirements of the direction on the Form and Content of Planning Schemes. Witness
statements from heritage and urban design experts sought changes on the grounds of
improving the relevance of the documents while the planning experts argued for improved
readability and clarity, among other things. The import of the changes varied for all experts
but the effect of Mr Glossop’s list of changes would result in severe editing of the relevant
overlay for the C219 site.

Council on the other hand, submitted that some repetition is acceptable depending on the
purpose of the control and the function of the repeated provision.

2.5 Discussion
2.5.1 Policy framework and strategies

The Amendments enjoy strong strategic support and are consistent with the directions and
policies of the metropolitan strategy and in Plan Melbourne 2017-2050. They are supported
by the JSLAP which recommends a mix of employment generating activities and residential
uses for Trenerry Crescent with future built form that respects the characteristics of the
Yarra River corridor.
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The Amendments are consistent with DDO1 and SLO1 relating to the Yarra River corridor
and the requirements in the local planning scheme of the HO337 Victoria Park Heritage
Overlay Area. The details of how the Amendments should reflect the DDO1 controls are
discussed in chapter 3.1 and details of the proposed heritage requirements in the
Amendments are discussed in chapters 4 and 5.

2.5.2 Nature of the controls

The Panel has assessed the appropriateness of the overlays and zones and whether the
same zones and overlay controls should apply to the whole of Trenerry Crescent. The urban
design evidence, JSLAP and DDO1 suggest that Council should treat all of Trenerry Crescent
as one unit, with a single mixed use zone and one overlay. However, the circumstances for
the proposed uses for each site and the nature of the development proposals favour
particular controls.

The Panel accepts the proposed planning overlays are appropriate for the specific
circumstances of each proponent. An IPO for C218 is justified to achieve the land use and
built form requirements sought by Council, specifically 20 per cent of total floor space for
commercial use. The plan to guide future use and development will become part of the
planning scheme and any changes will require a further amendment.

A DPO is justified for C219 to achieve the proposed retention of views and public realm
improvements and to facilitate staged development on the two properties. It reflects the
fact that the C219 Proponent has no proposal for the site and allows changes to the
development plan to the satisfaction of the responsible authority.

The Panel is also satisfied that the IPO for Amendment C218 and the DPO for Amendment
C219 are consistent with PPN23.

The proposed zonings in the Amendments are appropriate. In Amendment C218 the C1Z will
create consistency of zoning with the adjoining sites to the north and south. The MUZ for
Amendment C219 achieves a zoning transition from C1Z at the north end of Trenerry
Crescent.

2.5.3 Repetition of control provisions

The Panel interprets Council’s approach to mean that some repetition is acceptable in
circumstances where an overlay is tailored and applies to a single site. The content can
include provisions primarily found elsewhere in the planning scheme (such as other overlay
requirements that could otherwise be missed) and the function of repeating provisions is to
draw attention to those other requirements.

The Panel applies that approach to judge whether requirements and provisions present in
the planning scheme can be cited in DDO14 and IPO2.

The Panel is supported in this approach with the current structure of the VPP using cross
references in zones and overlays to other control provisions to point to the relevance and
application of those provisions. For example, a clinical no-repetition approach would see the
deletion of the commonly used provision:

Before deciding on an application, in addition to the decision guidelines in
Clause 65, the responsible authority must consider, as appropriate:
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The State Planning Policy Framework and the Local Planning Policy
Framework, including the Municipal Strategic Statement and local planning
policies.

There are other examples in the VPP of the referencing of relevant provisions such as
particular provisions in Clause 52, the objectives and standards of Clause 56 as well as the
objectives, standards and decision guidelines of Clause 58 for an apartment development.

The Panel sees a difference between editing documents to satisfy a type of compliance audit
against an approach to allow repeat provisions where the purpose and function warrant it.
There is a balance to be achieved between drafting planning documents with a clinically
applied pen and expressing the outcome to be achieved under the controls.

2.5.4 Third party rights

In proposing the IPO and DPO, the proponents have agreed to a level of control and
prescription not applied to neighbouring sites. There are legitimate concerns that proposals
generally in accordance with an approved plan under an IPO or a DPO are exempt from third
party notification and review rights at the planning permit stage. The counterbalance is that
the community has been given notice of the controls with the opportunity to influence
future development through submissions on the DPO and IPO.

The Panel believes that the IPO and DPO provide detailed guidance for future development
on the respective sites. The Panel also believes that through the Amendment process the
community and affected parties have had sufficient detail and opportunity to have input on
the directions of future development on the sites.

2.6 Conclusion

The Panel recommends the adoption of the Amendments subject to modifications in
response to submissions on the Yarra River corridor controls, traffic impacts, heritage, and
matters of form and content, which are discussed in the following chapters. In determining
what modifications to recommend, the Panel has allowed some repeat provisions across the
various documents where it will draw attention to those other requirements and articulate
the outcome to be achieved.

Particular recommendations for each matter are detailed in relevant sections of the report.
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3 Issues common to both Amendments

3.1 DDO1 Yarra River corridor controls
3.1.1 Whatis the issue?

The issue is how the controls in DDO1 should be reflected in IPO2 and DPO14. The DDO1
control expires in January 2021 and is regarded by the proponents as an interim control. A
guestion arises about whether the IPO and DPO should duplicate provisions of DDO1 at all to
avoid potential future inconsistency or confusion.

The Minister’s authorisation to prepare and exhibit the Amendments in 2016 required them
to be consistent with any future changes to the planning controls for the Yarra River.

The most contentious control in DDO1 is the mandatory maximum building height with
setback requirements for Trenerry Crescent, Area C. Other provisions set objectives,
decision guidelines, application requirements and development principles.

Both proponents submitted that the DPO and IPO should include a discretionary preferred
maximum building height of 25 metres that would apply if the mandatory maximum building
height of 25 metres in DDO1 expires in 2021 or is amended.

The C218 Proponent seeks a discretionary maximum building height of 26 metres measured
from the natural ground level at the Trenerry Crescent frontage.

3.1.2 Evidence and submissions

(i) DDO1 and post exhibition changes

The exhibited Amendments provided a maximum discretionary building height expressed as
8 storeys (25 metres), with variation in built form to manage the views to and from the Yarra
River.

Submissions 4, 5, 6, 7, 8, 10, 11, 12 and 14 (Boroondara City Council, the Collingwood
Historical Society, Collingwood and Abbotsford Residents Association, Melbourne Water,
and the Yarra Riverkeepers Association) expressed concerns about the impact of future built
form on the Yarra River. Some submitters sought building heights that were lower, and
some raised questions about consistency with the then DDO1. Some submitters expressed
concern about the visual impact of future built form from viewpoints along the Yarra River
corridor, including Dights Falls and Yarra Bend Park (within the Boroondara municipality),
and overshadowing.

The DDO1 gazetted in February 2017 provides mandatory maximum building heights for
future development along Trenerry Crescent and requires minimum setbacks for buildings
from the Yarra River so that future developments do not cast any additional overshadowing
of the Yarra River. The applicable Setback Map Reference Area C, DDO1 provides:
o Mandatory Minimum Setback Line (MMSL): 30 metres (measured from the
property boundary nearest the river).
* Maximum height:
— between 0 and 5 metres from the MMSL: 11 metres.
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— between 5 and 20 metres from the MMSL: 18 metres.
— beyond 20 metres from the MMSL: 25 metres.

Council endorsed a number of post exhibition changes to the Amendments to reflect that
the revised DDO1 now includes these mandatory requirements. The changes were as
follows:

e For Amendment C218:

- Remove the building heights specified in the Incorporated Plan to the IPOQ,
subject to inclusion of a note on the plan that maximum building heights (not
including the street wall height) must be in accordance with DDO1

- Add alandscaped interface area to the Yarra River in the Incorporated Plan

- Add an application requirement in the IPO requiring the design response to
address the sensitive river corridor environs to minimise visual impacts

- Extend the scope of the visual impact assessment to require it to include
perspectives showing the visual prominence of the development from the public
vantage points along the Yarra River corridor and Yarra Bend Park

- A new decision guideline requiring the responsible authority to consider the
extent to which the design of any building and the materials used minimises the
visual impacts of built form when viewed from the Yarra River corridor and Yarra
Bend Park

- A new requirement for the Incorporated Plan to show areas of landscaping to
minimise visual intrusion of development in the Yarra River corridor

- A new Development Principle on set back from the Yarra River interface to
provide a transition in built form and minimise the visual prominence of
development from the Yarra River.

e For Amendment C219:

- remove the Building Heights Plan at Figure 2, and in the Indicative Framework
Plan at Figure 1 indicate the heights and setbacks mandated in the revised DDO1

- In section 3 of the DPO, extending the scope of the visual impact assessment
required as part of the application to include perspectives showing the visual
prominence of the development from the public vantage points along the Yarra
River corridor

- Insection 4, Vision, in the DPO add new clauses for the development to minimise
the visual impact of new buildings from the Yarra River and adjacent public open
space and ensure building elevations are presented at a variety of heights and
stepped back from the frontage of the Yarra River and adjacent public open
space.

(ii) Submission by C218 Proponent

Proponent issues

The C218 Proponent submitted that the IPO should nominate a discretionary building height
of 26 metres, and that building heights should be measured from natural ground level at the
centre of the Trenerry Crescent frontage.

The C218 Proponent relied on the urban design evidence of Mr Brodie Blades of David Lock
Associates and the town planning evidence of Mr McGurn.
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In support of it position the C218 Proponent submitted that:

* an overall height in the order of 8 storeys is supported by the JSLAP and DDO1

e a discretionary maximum height limit of 26 metres more appropriately allows for 8
storey development given the minimum floor to ceiling height limits for 2 commercial
and 6 residential storeys (4 and 3.1 metres respectively)

e building heights should be measured from natural ground level at the centre of the
subject site to avoid a wedding cake typology whilst allowing the built form to follow the
slope of the land, an outcome contemplated by JSLAP and Council’s draft DDO1.

The C218 Proponent submitted that discretionary height limits are generally the preferred
means of guiding the height and scale of development. To support this position, the C218
Proponent cited sections of Planning Practice Note 59, The role of mandatory provisions in
planning schemes which supports performance-based planning based on the principle that
there should be discretion.

The submitter also stated that Council’s strategic work on the Yarra River Corridor Strategy
2015 and the JSLAP nominated discretionary rather than mandatory heights for Trenerry
Crescent (Precinct 7 in JSLAP).

The C218 Proponent submitted that the future of the mandatory height limit in DDOL1 is
uncertain because it is interim and because it nominates discretionary heights for other
riverside areas nearby (Areas E, F and G).

The C218 Proponent sought an acknowledgement that in February 2017 it had substantially
prepared a scheme for the land based on the old DDO1 control. It stated that:
The Proponent is now burdened with the lengthy and expensive task of
formally opposing the height controls in DDO1. In the meantime
discretionary height controls ought to be applied in the IPO...This will allow
the best planning outcome in the long term and prevent the need for a
further planning scheme amendment.*®

Provision for discretionary building height control

Mr Blades expressed the opinion that the Incorporated Plan articulates a clear future overall
height ambition of a discretionary maximum of 8 storeys (25m). He acknowledged that the
JSLAP envisions a preferred future height of 6-8 storeys (25 metres) and DDO1 currently
provides mandatory maximum height controls of 25 metres.

Mr Blades characterised DDO1 as an interim control whose permanent provisions are yet to
be finalised.** Mr Blades restated his position that a discretionary height control should be
in place despite DDO1 because it would be necessary when the DDO1 interim control expires
in 2021. He submitted that it is therefore appropriate from an urban design perspective to
consider the principle of maximum building height in the Incorporated Plan particularly if the
final DDO1 height controls allow the exercise of discretion regrading height on the site.”

12
19
20

Document 29, paragraph 35.
Document 2, paragraphs 54-55.
Document 2, paragraph 56.
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Mr McGurn expressed the view that DDOL1 is an interim control presumably to allow for
additional analysis to be undertaken. But he considered that ...even if they are modified it
remains likely that a high level of protection and control over development...will be
maintained.”

Mr McGurn stated if the DDO1 mandatory height limits are modified it would be preferable
for the maximum height in the Incorporated Plan to be able to be varied to some degree.”

Maximum building height of 26 metres

Mr Blades recommended that the maximum height on the C218 site be increased to a
discretionary 26 metres. He stated that this is required because the IPO mandates a 20 per
cent commercial floorspace requirement for future development of the site. In his opinion:

A 25m overall preferred height control is not sufficient for flexibility in this
sense as it appears to assume a single 4m commercial floor-to-floor height
plus seven storeys of residential three metre floor-to-floor heights (4m
[commercial ground floor] + 21m (3, FTF height x 7 storeys] = 25m. |
recommend increasing the maximum building height on site to a discretionary
26m to allow greater flexibility in the fulfilment of the IPO2’s commercial
floorspace requirement across multiple storeys.zj

Mr McGurn’s report stated, on the other hand, that the proposed overall height limit of 25
metres is consistent with the heights envisaged by the JSLAP and DDO1.

Natural ground level

Mr Blades recommended inserting an annotation into the Incorporated Plan clearly stating
that the reference point for building heights is the natural ground level at the site’s frontage
to Trenerry Crescent. He noted that the site is steeply sloping and it is logical from a
character perspective to avoid an overtly stepped future built form outcome by simply
‘pegging’ the intended height on site to natural ground level of the centre of the site’s
Trenerry Crescent interface. He cited other mechanisms within the VPP such as many of the
City of Melbourne Design and Development Overlays that adopt this approach.?*

Mr McGurn’s evidence and expert report stated that the DDO1 requirements will limit
development on the site to 25 metres above natural ground level at any point.

Other references to DDO1 in the IPO

Mr Blades and Mr McGurn both recommended deleting any reference to building heights in
storeys in the IPO2 given that height in metres is the relevant consideration.

Mr Blades and Mr McGurn recommended deleting all replication of DDO1 requirements
from the IPO and the Incorporated Plan on the basis that duplication may cause confusion or
lead to inconsistency if the DDO1 is changed in future. Mr Blades stated that repeating the
provisions of an interim planning control within an Incorporated Plan opens up the potential

Document 7, paragraphs 66 and 68.

Document 7, paragraph 72.

Document 2, paragraph 62 and recommendation 4.
Document 2, paragraph 59 and recommendation 2.
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need for another Amendment process in the future to be consistent with any change in the
final, permanent Yarra River controls.

Mr Blades recommended deleting:

* all reference to the specific provisions of DDO1 in the Incorporated Plan and any
duplication of DDO1’s objectives and design guidelines in IPO2 and the Incorporated Plan

s Application Requirements within IPO2 such as the requirement for a design response
that addresses the sensitive river corridor environs

e the Decision Guideline in IPO2 that requires the responsible authority to consider the
extent to which the design of any building minimises visual impacts when viewed from
the Yarra River corridor

e any duplication of other relevant planning controls within the Purpose of the
Incorporated Plan, specifically the second purpose which encourages new development
that resgsects the sensitive Yarra River corridor interface, as a duplication of other
controls.

Mr McGurn’s report suggested refinements to the IPO to avoid duplication of the

requirements in DDO1 and SLO1. He pointed to the additional landscaping requirements in

the post exhibition versions of:

e |PO2, Application Requirements which require the design response in the permit
application to address the sensitive river corridor environs; and

s the Development Principle in the Objectives of the Incorporated Plan, which states:
Provide for new development to be set back from the Yarra River interface to provide a
transition in built form and minimise the visual prominence of development from the
Yarra River corridor and Yarra Bend Park.”®

Mr McGurn submitted that as a general principle there is no need to duplicate provisions in
an IPO that are in other parts of the planning scheme. In response to questioning from
Council he stated that little harm occurs if you do so, but he did not see the need.

The expert evidence on more general matters of Form and Content of the IPO is discussed in
chapter 4.2.

(iii) Submission and evidence by C219 Proponent
€219 submission

The C219 Proponent submitted that the draft DPO14 should be amended to avoid
duplication of controls and policies that already apply by reason of DDO1 and SLO1. The
C219 Proponent submitted that duplicating other planning controls is poor drafting that
leads to cluttered planning schemes and often poor and inconsistent outcomes. The C219
Proponent cited an example of the requirement in section 3 that the application include a
visual impact assessment that provides perspectives showing the visual prominence of the
development from public vantage points along the Yarra River corridor; DDO1 already

25
26

Document 2, paragraphs 64-66, 86-90, recommendations 5, 8, and 9.
Document 7, paragraph 67.
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requires a visual impact assessment of proposed buildings from public viewing points with in
the Yarra River corridor.”’

The C219 Proponent did not ultimately propose significant changes to how DPO14 addresses
the provisions of DDO1. In a track changes version of DPO14 and the Indicative Framework
Plan tabled at the hearing the C219 Proponent proposed revisions primarily address
heritage, the public shared pedestrian pathway and form and content of planning scheme
issues.”® These are discussed in other parts of this report. The C219 Proponent proposed
relatively minor editorial changes in relation to DDO1:

e for refinements to Vision clauses so that building elevations are ‘sufficiently
articulated’ rather than ‘presented at a variety of heights’, and deleting
reference to maintaining key views to the Yarra River corridor

* to delete the Decision Guidelines Section which included a requirement that
the responsible authority consider retaining views to the Yarra River
corridor environs

e for a revised Indicative Framework Plan (IFP) which removes duplication of
the building height controls in DDO1 and adds a note that DDO1 applies
and a ‘preferred maximum 25m height’.

Most of these changes followed the evidence of the C219 Proponent’s urban design expert,
Mr Mark Sheppard of David Lock Associates. Mr Sheppard recommended that duplication of
specific DDO1 requirements be deleted from DPO14 but that it should include a note that
DDO1 applies.zg

Mr Sheppard tabled a recommended version of the IFP at the Panel hearing which included a
note stating that: The provisions of DDO1 relating to height and setback requirements
applies.

Mr Sheppard also suggested that changes to the IFP include a reference to preferred 25m
maximum height. During cross examination by Council, Mr Sheppard clarified that the term
‘preferred’ maximum height did not mean ‘at least’ or any meaning different from DDO1.

Town planning evidence

The C219 Proponent presented town planning evidence from Mr Glossop who stated that he
considers the landscape and environmental values of the Yarra River are properly protected
by DDO1 and SLO1 and there is no need for Amendment C219 to duplicate them.

He cited the Principles in Practice Note 10, Writing Schedules which state that:
e schedules must be read with other planning controls
¢ |ocal content should not duplicate other pro\.fisions.e’0

¥ Document 40, paragraphs 53-60 and paragraph 67 [f).

Document 35.
Document 13, paragraphs 28-29 and recommendation 4.
Document 12, paragraphs 61-63.

28
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Mr Glossop’s opinion was that to comply with the condition in the authorisation for
Amendment €219 to be consistent with DDO1 Yarra River corridor controls, DPO14 should
be amended to remove all requirements which seek to duplicate or paraphrase it.3!

Mr Glossop stated that the sort of detail required in the Design Guidelines of DPO14 is either
covered in DDO1 or should be addressed in the permit application.

He also stated that the building height and set back requirements from the Yarra River and
the landscape designation along that interface in the Indicative Framework Plan should not
replicate DDO1 rs_-quiremr:‘nts.?jz

Mr Glossop considered that the whole IFP should be removed from DPO14. It was his
opinion that @ DPO already provides for a plan to be approved under the overlay and it would
be inappropriate to tie development on the site to one plan in the overlay schedule (without
a planning scheme amendment).*

(iv) Collingwood Historical Society submission

Submissions to the exhibited Amendments expressed concerns about building heights and
setbacks along the Yarra River corridor. The Collingwood Historical Society submitted that
the building height and setback controls in the revised DDO1 are not sufficient. They stated
that there:

needs to be a greater set back from the crest line as well as from the river
itself to protect views from Yarra Bend Park and Studley Park.

The Amendments appear to be promoting monolithic 4 to 8 storey structures
on these sensitive sites. While such developments would provide profitable
apartments with pleasant views for the privileged few, it would further destroy
the amenity of the river for all other Yarra residents and the rest of
Melbourne.*

The mandatory maximum building height and setback controls in the revised DDO1 give
assurance on some of those submissions.

(v) Council submissions

During the hearing Council agreed to remove the reference to the building height controls in
DDO1 in IPO2 and DPO14 contingent on inserting the discretionary controls which could be
expressed as ‘preferred maximum’.

Council’s closing submission stated that an additional discretionary building height control in
the overlays is generally consistent with the JSLAP and it would do no harm. Council stated
that the point of reference for building heights should be natural ground level, as provided in
DDO1.

* Document 12, paragraphs 65.

Document 12, paragraph 73.
Document 12, paragraph 72.
Document 14.

32
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34

Page 26

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018



Agenda Page 208
Attachment 2 - Yarra C218 and C219 Panel Report

Yarra Planning Scheme Amendments C218 and C219 | Panel Report | 25 October 2017

Council agreed that duplication of provisions of DDO1 in IPO2 and the Incorporated Plan are
not absolutely necessary and could be deleted provided that the 25 metre building height
control is inserted.

Council’s closing submission on Amendment C219 agreed that any specific DDO1
requirements should be deleted from DPO14 to avoid duplication.

In the context of submissions on heritage controls in IPOs and DPOs, Council argued that
they are a site specific control providing a one-stop-shop. He pointed to the Operation of
the Overlays section of PPN23 which states that overlays are to be used to:
e require a plan ... to coordinate proposed use or development before a
permit can be granted
e guide the content of the plan by specifying that it should contain particular
requirements
s provide certainty about the nature of the proposed development ...

3.1.3 Discussion
Discretionary building height controls

The Panel has considered the urban design and town planning evidence that favours
including an additional discretionary building height control expressed as a ‘preferred
maximum 25 metres’ in IPO2 and DPO14. It is consistent with the building height limits
envisioned in the JSLAP and the mandatory controls in DDO1, and would only apply if DDO1
is amended or expires in 2021 without being extended.

Proposed 26 metre building height and natural ground level in IPO2

The Panel appreciates the challenge for the C218 Proponent to achieve the 8 storeys it
desires within a building height of 25 metres. However, the Panel is not convinced by their
argument that because the JSLAP and the exhibited IPO mentioned 8 storeys that a
discretionary building height control of 26 metres was envisaged.

The Panel accepts the C218 Proponent’s position that the IPO is a framework control and
should provide some flexibility and discretion. The IPO however must provide an
appropriate level of certainty for future development in a way that is consistent with
planning policy and strategy. A maximum building height of 25 metres and 6-8 storeys is
expressed in the JSLAP and was part of the exhibited IPO2 and Incorporated Plan.

The Panel is not persuaded by the C218 Proponent’s argument that the Incorporated Plan
should include a note stating that the natural ground level is taken from the Trenerry
Crescent frontage. The Panel relies upon the definition of Building Height in Clause 72 of the
Planning Scheme, and the town planning evidence of Mr McGurn supports the Panel’s
position. The Panel does not see any reason to include a provision in the IPO seeking to
interpret or contradict DDO1.

Duplication of DDO1 provisions

The Panel understands the Council position that IPOs and DPOs should provide a
comprehensive site-specific control but the view is not supported by the expert evidence.
The Panel agrees duplicating other planning provisions which may change is not good
drafting practice. However, as stated at section 2.4.3, the Panel distinguishes between
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duplication, the verbatim restating of provisions, and repetition that draws attention to a
provision elsewhere in the planning scheme.

The Panel agrees with Council and the proponents that the building height controls in DDO1
should not be duplicated in IPO2 and DPO14, but believes the Incorporated Plan and the IFP
should include a note that the DDO1 building height and set back controls apply.

The town planning and urban design evidence was clear that any provisions duplicating
DDO1 should be deleted from IPO2 and DPO14 and Council agreed with this position.
Because of their importance, the Panel sees merit in referring to DDO1 Yarra River corridor
controls wherever they apply, such as in the permit application requirements.

The Authorisation for the Amendments required that the final form of the Amendments be
consistent with DDO1. The Panel applies that direction in its deliberations. It would be
difficult to demonstrate to the Minister that IPO2 and DPO14 are consistent with DDO1 and
SLO1 if they are silent on the point.

3.1.4 Conclusions

The Panel believes that Amendment C218 should be amended so that the Incorporated Plan
to the IPO includes a note that the revised DDO1 applies and expresses a preferred
maximum 25 metre building height (not including the street wall height). Any duplication of
DDO1 building height and set back provisions should be deleted and any reference to
heights in storeys should be deleted.

The Panel concludes that Amendment C218 should not include a discretionary building
height of 26 metres or a note that the reference point for natural ground level is the
frontage to Trenerry Crescent.

For Amendment C219 the Panel concludes that the Building Heights Plan at Figure 2, and in
the Indicative Framework Plan at Figure 1 should be removed. The Indicative Framework
Plan should include a note that the revised DDO1 applies and state a discretionary preferred
maximum 25 metre building height (not including the street wall height).

The Panel’s preferred drafting for C218 and C219 is in appendices C and E.
3.1.5 Recommendation
The Panel makes the following recommendations:

1. InAmendment C218
a) delete any duplication of Design and Development Overlay Schedule 1
provisions in Incorporated Plan Overlay Schedule 2 but include a reference
to applicable Design and Development Overlay Schedule 1 requirements and
retain specific provisions that add to Design and Development Overlay
Schedule 1, and
b) delete parts of the Incorporated Plan for the building height and set back
provisions of Design and Development Overlay Schedule 1 and add a note
that Design and Development Overlay Schedule 1 applies, and express a
discretionary preferred maximum 25 metre height (see Appendix C).
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2. In Amendment C219

a) delete any duplication of Design and Development Overlay Schedule 1
provisions in Development Plan Overlay Schedule 14 but include a reference
to applicable Design and Development Overlay Schedule 1 requirements and
retain specific provisions that add to Design and Development Overlay
Schedule 1, and

b) delete parts of the Indicative Framework Plan for the building height and set
back provisions of Design and Development Overlay Schedule 1 and add a
note that Design and Development Overlay Schedule 1 applies, and express
a discretionary preferred maximum 25 metre height (see Appendix E).

3.2 Traffic issues
3.2.1 What is the issue

The issue is whether the developments under the Amendments will have a significant impact
on traffic and whether the proponents should be required to conduct traffic impact
assessments and make a proportional contribution to traffic mitigation works.

Submissions from seven local residents and VicRoads in response to the exhibited
Amendments raised concerns about increased traffic in Trenerry Crescent particularly in
peak hour and urged rejection of the Amendments because of traffic impacts. Some
submissions supported traffic management measures such as traffic lights at the intersection
of Trenerry Crescent and Johnston Street. VicRoads recommended traffic signals and sought
a requirement at the permit stage that the developers undertake a traffic assessment and be
required to contribute to the costs of any mitigation works that are required.

In response to the submissions Council commissioned expert traffic advice from GTA
Consultants. The consultants agreed that traffic signals would be the most logical outcome
for the intersection and outlined other measures to reduce traffic, such as creating a Green
Travel Plan for both sites and promoting bicycle use, car share and use of public transport.

Council asked the proponents to commission expert reports following exhibition of the
Amendments. Those reports, by Cardno and One Mile Grid, recognised that the
developments would lead to increased traffic but did not conclude that traffic signals are
needed.

In response to the VicRoads' submission and the expert traffic advice Council endorsed
changes to the Amendments at its meeting on 4 July 2017. The changes would require the
proponents to conduct a car parking and traffic impact assessment at the permit application
stage as follows:
A car parking and traffic impact assessment that considers the provision of car
parking, circulation and layout of car parking and the impact of any additional
traffic on the surrounding road network, including the intersection of Trenerry
Crescent and Johnston Street, and how any necessary mitigation measures
and/or financial contributions towards works to mitigate the impact of the
development are to be delivered, to the satisfaction of the responsible
authority and VicRoads.
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Council adopted the position that the most appropriate mechanism to secure the
contributions would be through a Section 173 Agreement with the proponents.

3.2.2 Evidence and submissions

Council engaged Mr Jason Sellars of GTA Consultants to provide expert traffic evidence.
Other traffic experts were engaged by the proponents with Ms Charmaine Dunstan of Traffix
Group giving evidence on C218 and Ms Deborah Donald of O’Brien Traffic on C219. Mr
Andrew Rasulo of VicRoads provided a submission and attended the Panel hearings.

Existing traffic problem

Johnston Street is an arterial road and Category 1 Road Zone under the jurisdiction of
VicRoads. Trenerry Crescent is a Council managed local road. It is 400 metres from the
Eastern Freeway and carries a high volume of through traffic that is avoiding traffic delays on
Hoddle Street.

The expert reports describe Trenerry Crescent and its intersection with Johnston Street as
presenting a number of challenges. Ms Dunstan described it is a local road that operates as
a higher order collector road or limited arterial road because of its connectivity between
Clifton Hill and Abbotsford. Ms Donald provided statistical information about vehicle
numbers and evidence about traffic origins and destinations. The expert reports described a
high volume of bicycle traffic on Trenerry Crescent because it is part of the Capital City Trail,
and a high volume of pedestrian traffic because of the nearby Victoria Park train station.

Mr Sellars’ expert report assessed the intersection performance and found that it performed
with an intersection Degree of Saturation (DOS) of 1.00 during both the weekday AM and
PM peak hours. He concluded that the intersection is operating at its theoretical capacity
and the existing traffic conditions warrant the introduction of measures to address the
capacity constraints.

Mr Sellars’ report includes VicRoads data on traffic accidents at the intersection from June
2012 to 2017. There have been 5 accidents causing serious injury (at least one person was
sent to hospital), 4 involving a cyclist and a vehicle and the fifth involving a rear end collision
between vehicles.

Ms Dunstan’s report discusses road safety issues and concludes that the intersection is not
inherently unsafe and the total number of crashes is more a reflection of higher traffic and
cyclist numbers than any inherent concerns.>

VicRoads’ submission to the Panel provides site observations from two inspections of the
intersection, one during the AM peak and the other during the PM peak. It stated there is a
steady traffic flow using Trenerry Crescent beyond what the local road network would
generate. It also pointed to a constant stream of pedestrians walking to and from Victoria
Park Station who have to cross Trenerry Crescent, often in conflict with turning traffic. The
information observed a heavy demand for right turning traffic in the PM peak and a
consistent demand for left turning traffic into Trenerry Crescent from Johnston Street
despite a ban on this movement during the PM peak.

* Document 4, page 13.
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Ms Donald’s report stated that a reason for delays at the intersection arose because of poor
road use by drivers blocking lanes on Trenerry Crescent.

Measures to address traffic

Mr Sellars’ report canvasses three intersection improvement options. Option 1 canvasses
traffic signals. He concludes that the intersection meets the thresholds for traffic volume
and accidents under the guidelines for new traffic signal installations in the VicRoads Traffic
Engineering Manual. Option 2 proposed limiting traffic movement to and from Trenerry
Crescent by limiting left in and left out turning traffic and option 3 would remove a right
turning movement from Trenerry Crescent.

Mr Sellars expressed the view that traffic signals should be installed at the intersection now.
His report stated that traffic signals would address problems with the critical right turn
movements but would increase delays and queuing. It would provide the highest form of
control between competing vehicle, pedestrian and bicycle movements and result in safer
intersection performance. In response to questions from the Panel, Mr Sellars offered no
opinion on who should install or pay for the traffic signals.

Ms Dunstan stated that Council needs to decide what it wants to do to address the existing
problems at the intersection. She stated that while VicRoads is responsible for intersections
of two arterial roads, Trenerry Crescent is a local road and the responsibility of Council.

Ms Dunstan submitted that traffic signals would make the intersection safer but would
attract more through traffic. Ms Dunstan submitted that the traffic problem is not a road
safety issue; it is a result of through traffic and queuing. The authorities need to look at
what the through traffic will tolerate. Banning left and right turns will be a deterrent. Traffic
problems can be made worse by putting in traffic signals and taking out traffic management.

She stated that installing traffic signals is not necessarily the solution. It was her opinion
that the types of accidents that have occurred with bicycles such as car dooring, left turn
swipe and right turning cars hitting cyclists are not going to be fixed by traffic signals. Nor
would the rear end crash have been prevented as traffic signals increase rear end crashes.

The Panel asked Ms Dunstan for her view on other proposed traffic treatments if no signals
are installed. Ms Dunstan recommended a separate left turn lane and parking removal
during peak times, and prohibiting right turn at PM peak saying that hardly anyone does it
because it is so difficult and therefore there would be little impact. She said that even
though there are few right turners they are blocking the left turners while waiting.

Mr Rasulo of VicRoads stated that he agreed with Ms Dunstan that traffic signals will not
necessarily address the issues at the intersection. He also stated that there is not sufficient
justification for VicRoads to install signals now because of competing funding priorities.

Ms Donald agreed the intersection at Johnston Street and Trenerry Crescent requires
signalisation under present conditions. She stated that because the situation exists now, the
cost of installation should be resolved between Council and VicRoads.

Council asked Ms Donald if it was her view that the need for signalisation now is the result of
the volume of traffic and pedestrians or if it is through traffic or local traffic. She stated that
if there was only local traffic the right turn out of Trenerry Crescent would still be an issue,
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so the issue is not just volume. She stated that it is not just the traffic on Johnston Street, it
is the combination of all of the traffic conditions.

Mr Rasulo of VicRoads asked Ms Donald whether it is her opinion that traffic signals reduce
crashes at the intersection. She stated that she would need more details about the nature
of the crashes to answer.

When asked if there are other treatments to improve safety for pedestrians and cyclists Ms
Donald stated that there are some measures that could be done, but it depends on the
specific causes of the crashes.

She stated that making it more difficult to exit out of Trenerry Crescent might help reduce
traffic but the answer depends on sources and destinations of traffic with a study required
to determine both and the nature of any changes before they were made.

Mr Rasulo asked Ms Donald whether traffic signals would benefit adjacent streets which
have queuing in the peak times. She agreed that it is an area wide problem but that she had
not been engaged to look at the area beyond Trenerry Crescent.

In response to a question from Mr Rasulo about the ban on right turns suggested by the
other traffic experts she expressed the view that it would not be very helpful, and could
have a negative impact.

The Panel asked Ms Donald for her opinion on Mr Sellars’ proposals for improvements to the
intersection based on current conditions, other than installing traffic signals. She stated that
in a general sense the options could work but more study is required.

Impact of the developments on traffic

Mr Sellars stated that the indicative level of traffic increase from development of the sites
would be marginal, perhaps between 1-2 per cent. His report assessed the impact on the
performance of the intersection from the Amendment C218 site would increase from 1.00
(the existing DOS) to 1.03 during peak periods. He assessed the impact on the performance
of the intersection from the Amendment C219 site would increase from 1.00 (the existing
DOS) to 1.02 during peak periods.

For both sites combined he assessed the impact on the performance of the intersection
would increase from 1.00 (the existing DOS) to 1.04 during the weekday AM peak and 1.03
during the weekday PM peak. The increases relate to the right turn movement from
Trenerry Crescent during the weekday AM peak hour and the right turn movement from
Johnston Street during the weekday PM peak hour.

Ms Dunstan’s report provided detailed estimates of traffic volumes generated by the
proposed development at the C218 site. She adopted a conservative residential traffic
generation rate of 0.3 vehicle trips per peak hour per dwelling and 3 vehicle trips per
dwelling per day. She based her assessment on a development yield of 45 office spaces, one
food and drink premises and 160 apartments with 1 car space per apartment, which she
regarded as relatively high for current developments in the Richmond/Abbotsford area.

Ms Dunstan’s report forecasts that the additional dwellings would generate up to 48
additional movements in the commuter peak hours. She estimated that the development
would generate up to 28 vehicle movements through the Johnston Street/Trenerry Crescent
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intersection per peak hour and no more than seven additional movements in the critical
right turn movements into or out of Trenerry Crescent.

Ms Dunstan found that additional traffic associated with the development of the C218 site
will have negligible impact on the operation of the intersection of Trenerry Crescent and
Johnston Street. She also found that the development can be accommodated with or
without traffic signals. Ms Dunstan submitted that the proposed application requirements
related to traffic engineering matters in the Council’s Part A submission are appropriate.

Ms Donald submitted that there is no justification for requiring the €219 Proponent to
contribute to cost of works to improve safety of the intersection. Her opinion is that if
people are using Trenerry Crescent as a rat run now as her data shows, it would require
considerable increase in traffic numbers to deter drivers from continuing to use the street.

She restated her evidence that she considers the VicRoads requirement that the traffic
signals be developer funded to be excessive. She stated:

...there is no equity in requiring only the developers of three sites affected by
C218 and C219 to contribute to the cost of installing traffic signals. | do not
believe there is any nexus between the proposed Planning Scheme
Amendments and the VicRoads position.

Ms Donald also answered in the negative a question from Mr Rasulo whether there should
be a developer contribution of any sort to any measures.

The Panel asked each of the traffic witnesses how it should respond to submitters who
opposed the rezonings on the basis of increased traffic and who sought rejection of the
Amendments. Each of the experts took the view that the traffic impacts from each of the
proposed developments are marginal and therefore submissions seeking rejection of the
Amendments should not be upheld.

How the Amendment should address traffic

Mr Sellars stated that a reasonable expectation would be for both sites to make a
contribution to any improvement works at the intersection of an amount commensurate
with the impact on intersection performance. He estimated that the Amendment C218 site
would increase the existing overall traffic volumes at the intersection during the weekday
peak hours combined by 0.97 per cent and the Amendment C219 site will increase existing
overall traffic volumes at the intersection during the weekday peak hours combined by 2.1
per cent.

Mr Sellars also recommended travel demand management strategies that could be
implemented with the amendment sites to reduce traffic generated by any new
development. These included reduced car parking provision for staff at commercial
premises and residents, providing motorcycle parking, car share pods and bicycle facilities
well beyond statutory requirements and preparing and managing a Green Travel Plan.

Ms Dunstan told the panel that having reviewed the material she believed that any
reference in Amendment C218 to traffic works should be removed. She stated that the cost
of doing the traffic studies to justify developer contributions would be more than the
contribution itself.
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Ms Dunstan stated that the Amendment cannot assign responsibility for traffic to the
developers. The work has effectively already been done to demonstrate that the traffic
impact of development of these sites will be negligible. She stated that she was concerned
about the way the IPO is currently drafted.

The Panel asked Ms Donald if she agreed with the Council’s revised position that it would no
longer seek a contribution from the proponents as part of the Amendments but keep open
the option of requiring a traffic impact assessment at permit application stage. Ms Donald
agreed with no contribution being sought but does not agree with the requirement for a
traffic impact assessment. In her opinion the traffic impact is going to be small whether the
developments are for offices or residential.

VicRoads’ submission

VicRoads” submission stated that VicRoads requires the IPO2 and DPO14 to make adequate
provision for traffic assessments and necessary mitigating works to its satisfaction at the
planning permit stage. VicRoads further seeks that at the planning permit stage it may
request a Safety System Audit and Road Safety Audit be conducted to identify potential risks
associated with Trenerry Crescent and stipulate permit conditions based on the findings
from the audits and traffic impact assessments.

At the hearing Mr Rasulo was asked what is meant by the ‘necessary mitigating works’. He
stated it depends on the assessment at the time, with a focus on safety.

VicRoads’ submission acknowledged the consistent message from all the traffic experts that
it would not be equitable to request the proponent to fund installation of new traffic signals.
Mr Rasulo stated at the hearing that VicRoads relinquishes the requirement that the
proponents pay for works to be carried out.

VicRoads’ submission concluded that it is satisfied that traffic signals at the intersection are
required now under current operating conditions. It also acknowledged that the traffic
pattern in the immediate road network precinct may change in the very near future due to
the Hoddle Street Streamline Project, the details of which were not available to the hearing.

The Panel asked Mr Rasulo if he would support the proposals from GTA Consultants other
than the traffic signal option. Mr Rasulo stated he would support those traffic measures
because they would deliver improvements in safety for cyclists and improved flow of traffic.

The Panel asked Mr Rasulo who would be responsible for carrying out works to improve the
intersection. Mr Rasulo stated that the intersection does not qualify as a black spot yet;
there is scope for this to occur in the future but there is no guarantee of funding.

Council and proponent submissions
The Panel invited a discussion among the parties on common ground on the traffic issues.

Mr Gobbo for the C218 Proponent stated that the traffic experts agree that some measures
are needed at the intersection now. He suggested that Council could use a section 173
agreement to achieve proportional developer contributions to traffic improvements but it
would be better dealt with outside the terms of the Amendment.
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He stated that VicRoads has not made a case for traffic signals and there is no proper basis
for justifying that the proponents make a contribution to the cost of traffic signals. He
stated that the C218 Proponent would prefer that the clause in IPO2 requiring a traffic
impact assessment as part of the application requirements delete reference to mitigation
measures or financial contributions to the satisfaction of VicRoads.

Council’s representative, Mr Tobin stated that the Panel only needs to decide whether the
proponents are responsible for traffic impacts and should not come to a view about whether
Council or VicRoads should be required to undertake any works.

Council proposed to meodify the wording for the Application Requirements in the
Amendments so that a traffic impact assessment and a decision about public realm
improvements could fall out of ordinary permit application process.

Council’s closing submission for Amendment C218 stated that Council seeks to retain the
requirement in IPO2 for the proponent to provide a traffic impact assessment as part of the
permit application. It stated that the assessment may indicate limited local works, and the
operation of Trenerry Crescent may change with VicRoads’ broader traffic changes.

Council’s closing submission for Amendment C219 stated that the Amendment should
include words that call for a traffic assessment and appropriate traffic mitigation measures
as part of the permit application requirements.

3.2.3 Discussion

The issue for the Panel is whether the amendments should require the proponents to
prepare a traffic impact assessment and contribute to the cost of traffic mitigation works.

The exhibited version of the Amendments did not require the proponents to provide a traffic
impact assessment as part of the permit application. Council introduced the requirement as
part of the post exhibition changes in response to a submission from VicRoads and a number
of local residents.

The three traffic experts agreed that the traffic volume and safety issues at the Trenerry
Crescent/Johnston Street intersection during peak periods requires action now. The
problems are a mixture of volume because of through traffic which causes delays during the
peak periods, and safety issues because of the high volume of cyclists and pedestrians. The
experts acknowledged that there had been five serious accidents in the past five years,
which meets one of the thresholds of VicRoads for installing traffic signals. The experts held
different views on whether the level and nature of the accidents makes the intersection
inherently unsafe.

All three traffic experts agreed that the traffic impact of the developments on the
Amendment sites would be negligible. Each of the experts pointed to their evidence to
disprove submissions that the developments will have a significant impact on traffic
problems.

VicRoads acknowledged that in light of the traffic evidence it would not be equitable to
require the proponents to fund installation of new traffic signals. It withdrew its
requirement that the Amendment provide for the proponents to pay for traffic mitigation
works.
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The traffic experts put forward a range of options to address the traffic problems on
Trenerry Crescent and at the intersection with Johnston Street. They did not agree that
traffic signals are the most appropriate treatment given the nature of the traffic problems.
The traffic experts supported alternative traffic management treatments in Trenerry
Crescent such as restricting right turning traffic and removing car parking during peak times.

Although VicRoads was satisfied that traffic signals at the intersection are required under
current operating conditions it conceded that it would not be installing traffic signals any
time soon. It also concluded that the broader works it is undertaking, particularly the
Hoddle Street Streamline Project, may reduce through traffic on Trenerry Crescent.

In light of the traffic evidence it is difficult to justify VicRoads’ initial position. There is no
expert traffic evidence to support a provision in the Amendments that the proponents
provide traffic assessments and consider mitigating works and that VicRoads have the
position to declare its satisfaction with the traffic impact assessment. Nor is there any
evidence to support a requirement that at the planning permit stage VicRoads may request a
traffic safety audit and stipulate planning permit conditions based on the findings.

No less than five of Victoria’s leading traffic experts have been engaged as part of this
Amendment so far. The three traffic experts who appeared before the Panel submitted and
VicRoads fairly agreed that the impact of the developments on traffic would be marginal.
They all agreed that it would therefore not be equitable to require the proponents to
contribute to solutions for what is an existing problem. The Panel endorses VicRoads’
decision to relinquish its requirement for a contribution to any mitigating works to solve a
problem that exists for other reasons.

The Panel does not need to address the question of who should pay for any traffic mitigation
measures in Trenerry Crescent and at the intersection with Johnston Street. That is a matter
for Council and VicRoads. What is clear is that the proponents should not be held
responsible.

3.2.4 Conclusion

There is an existing traffic problem on Trenerry Crescent and at the intersection with
Johnston Street during the peak hour. That is a matter for VicRoads and Council to address.
The evidence of the traffic experts indicates that traffic signals are not necessarily the
solution.

The evidence of the traffic experts and VicRoads was clear that the development of the
subject sites would have marginal impact on traffic. There is therefore no justification for
the amendments to require the proponents to provide traffic impact assessments at
planning permit stage or to potentially require them to conduct a road safety audit for the
purpose of looking at and mitigating road and traffic conditions that are pre-existing. A
traffic impact assessment report may be required to support a reduction in car parking
provision or other reasons but that is a different matter that may not involve VicRoads.

The panel concludes that a traffic impact assessment is justified to address the safe entry
and exit of vehicles from the developments and how these minimise conflicts with any
pedestrian and cycle links.
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The Panel relies on the traffic experts in their assessment of traffic situations likely to arise
from the development of the sites in its conclusion that the amendments should proceed
and submissions calling for rejection of the amendments for traffic reasons are misplaced.

3.2.5 Recommendation
The Panel makes the following recommendation:

3.  Retain the provision in Amendments €218 and €219 requiring the proponent to
provide a traffic and car parking impact assessment but delete reference to it
being to the satisfaction of VicRoads and the requirement for proponents to
contribute to mitigation works. The Panel’s preferred version of the relevant
provisions are set out in Appendices C and E.
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Section 2 — Issues specific to each Amendment
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4  Issues specific to Amendment C218

4.1 Heritage
4.1.1 The heritage and urban issues

The existing buildings at 18-26 Trenerry Crescent are comprised of development from 1911
and 1924 to a later addition in 1984.

The site is graded as Individually Significant within precinct overlay HO337 and there are
general references within the Statement of Significance to the former industrial buildings
that were developed from the early 1900s, highlighting the more prominent buildings such
as 112-124 Trenerry Crescent and the “Byfas” building at 8 Trenerry Crescent.

The current Statement of Significance for HO337 only refers to former industrial buildings
(generally) and some of the heritage and architectural features that contribute to the
streetscape.

Council would consider current and future planning permit applications against the
provisions of the Heritage Overlay and heritage policy in Clause 22.02 (Design Guidelines for
Sites Subject to the Heritage Overlay) of the Yarra Planning Scheme. This would not change
with proposed Amendment C218.

The exhibited Incorporated Plan, as it relates to heritage issues, identifies the heritage
elements that should be retained on the site (at a minimum), subject to a more detailed
design proposal and a Conservation Management Plan (CMP) or detailed heritage
assessment and design response. These are then subject to a statutory planning
assessment, including the consideration of heritage issues, as part of the planning permit
process.

Submissions 6, 8, and 14 (Collingwood Historical Society, Collingwood and Abbotsford
Residents Association, and Yarra Riverkeepers Association) highlight what they submit is the
lack of detail in the amendments on the design response to heritage buildings. The
submitters state that all of the elements from the different development periods (1911,
1924 and 1984) are ‘contributory’ to the place, and assert that the IPO is insufficient
protection for the heritage elements on the site.

Council commissioned a heritage citation for the site from consultants GIM in June 2016
which has been used to inform changes to the amendment in response to submissions on
heritage issues. GJM prepared a citation for 18-62 Trenerry Crescent which identifies the
1984 additions, designed by Darryl Jackson AOQ, as contributing elements to the cultural and
historic significance of the place.

The citation for the property needs to be referenced at clause 22.02 to be included in the
planning scheme. Though this was not proposed as part of the exhibition material, legal
advice obtained by Council supports this inclusion through the current amendment process.
This inclusion was not opposed by any party.

Council endorsed changes to the IPO Schedule and Incorporated Plan in July 2017 that are
largely informed by recommendations from GIJM. The changes further reinforce the
requirements of both the Heritage Overlay and the design response to the heritage fabric on
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the site. The proposed IPO Schedule would require a detailed heritage assessment as part of
any future planning permit application, in addition to the current requirements of the
Heritage Overlay and Clause 22.02. A heritage report would form part of any planning
permit application.

Council also proposed to:

e increase the preferred minimum setback from the heritage fagades to be retained from 3
metres to 6 metres, and

* require the connecting architectural element between the 1911 and 1924 buildings to be
retained so that future development will sit well behind the three-dimensional
architectural form of the existing heritage buildings when viewed from Trenerry Crescent
and Turner Street.

4.1.2 Evidence and submissions

Mr Jim Gard’ner of GIM Heritage provided expert evidence for Council on heritage issues.
His evidence stated:

e The 1911 building and the 1984 additions are of high integrity and are in good condition
Having undergone later additions, the 1920s structures are of lower integrity

e The 1984 alterations and additions contribute to the significance of the place

e 18-62 Trenerry Crescent is correctly identified in the Incorporated Document City of
Yarra Review of Heritage Overlay Areas 2007 Appendix 8 (revised May 2017) (Appendix
8) as being of cultural heritage significance to the City of Yarra and meeting the threshold
of ‘Individually Significant” as defined by Clause 22.02-3 — Levels of Significance in the
Yarra Planning Scheme:

e Individually significant: The place is a heritage place in its own right. Within a Heritage
Overlay applying to an area each individually significant place is also Contributory

e The complex — including the 1984 additions — is of local significance to the City of Yarra
and warrants its grading of ‘Individually Significant’ within the Victoria Park Precinct.

In his evidence, Mr Gard'ner was critical of what he said was no consideration to retaining
the three-dimensional form of the existing early twentieth century buildings beyond an
indication of the retention of some return walls on Turner Street, and the Incorporated Plan
assumes the complete demolition of the 1984 additions and provided evidence on the extent
of buildings on the site which he submitted should be retained.

Mr Gard’ner was also critical that no fabric is proposed to be retained beyond the 1911 and
¢.1920s facades facing Trenerry Crescent and Turner Street respectively which are to be
retained only subject to detailed heritage and structural advice. He called for sufficient
building to be retained to avoid fagadism.

Mr Gard’ner submitted the minimum extent of building necessary to retain key public realm
views and the legibility of three-dimensional form of the former factory:

e the Trenerry Street fagade and an approximately 6 metre return to the northwest (one
structural bay)

e the Turner Street facades including the 1984 glazed atrium link structure

e the Yarra River facade of the 1920s building including the 1984 projecting window
elements
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e the roof form of the 1911 two storey building including the lantern element to a depth of
6 metres

e the glazed roof form of the 1984 link building to a depth of & metres from the site
boundary

e the roof form of the 1920s building facing Turner Street and the Yarra River, also to a
depth of 6 metres and that the roof form of the pitched roof buildings and the 1984
glazed link building should be retained.

He also stated that an 8-10 metre separation is required between the north-western
elevation of the 1911 building on Trenerry Crescent and new built form to the north on the
site.

Mr Gard’ner conceded that the saw tooth roof be allowed to be demolished in its entirety
but that the pitched roofs be retained to a depth of 6 metres.

The minimum extent of heritage fabric he sought to retain is shown on this extract from
figure 23 in Mr Gard’ner’s witness statement.

ir— Sl - : 2

Figure 3 Mr Gard’ner's minimum extent of heritage fabric to be retained

He argued it was essential that the heritage fabric and interfaces are properly documented
at Incorporated Plan stage to assist the preparation of appropriate management plans.

He recommended numerous changes be made to the Incorporated Plan Overlay to achieve
the outcomes he sought.

Mr Bryce Raworth of Bryce Raworth and Associates provided heritage advice on behalf of
the C218 Proponent. He asserts that the level of significance, particularly of the Daryl
Jackson designed additions, is not as significant as other (more original) elements on the
site. He stated that the 1984 Darryl Jackson additions are (simply) an early example of the
adaptive design and re-use of a former industrial/heritage building.
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Mr Raworth referred to a decision by Heritage Victoria in 2007 to not list the building on the
Victorian Heritage Register for reasons including that the ‘early twentieth century factory
buildings were considered to be typical, but not architecturally outstanding for their era.”

Mr Peter Lovell of Lovell Chen gave evidence for the C218 Proponent. He stated his primary
concern was the introduction of heritage requirements in the IPO which he said was
adequately addressed in the heritage policy in the planning scheme.

Mr Lovell said the subject building is individually significant as stated in the planning scheme
but had not been elevated until 2007 when Daryl Jackson’s design works were given status
on a mistaken premise.

He said:

e the building is the only building in the area recognised as significant

o the Statement of Significance in the HO337 is a good one; it addresses the precinct
properly

e the 1911 building is not individually significant

o the 1920s building is not a heritage building because of the extent of subsequent
modifications and the 1920s wall bears no resemblance to original

¢ the 1984 additions are not a good representation of Daryl Jackson’s work.

Mr Lovell noted that a heritage impact statement is required for all buildings in the
municipality as a result of the Heritage Overlay so anything additional such as proposed in
the IPO is unnecessary. He said a Conservation Management Plan is excessive for this site.

Mr Lovell did not support the proposed decision guidelines because they are repetitive of
other requirements.

Mr Lovell’s evidence supported demolition of the buildings on site but committed to the
retention of all the fagade on the 1911 building with so much of the return on Trenerry
Crescent and Turner Street as necessary to support the retained wall.

4.1.3 Discussion

Each of the heritage witnesses gave evidence that was thorough in its analysis of the issues
and considered in the conclusions. The Panel was presented with some conflicting positions
all of which arise from a detailed analysis of the issues. The Panel appreciates the manner in
which the witnesses presented their opinions which are genuinely held and logically based.

Council summed up the position of the Panel when he described the task to be about how to
establish controls to guide the consideration of future development proposals and not being
about whether the building has heritage value.

Clause 2.0 of IPO2 as exhibited stated requirements for permit applications that included a
requirement for a heritage impact statement that assesses the impact of the proposed
development on the heritage values of the heritage place as well as other information to
help consideration of the heritage impacts of a proposed development.

The Incorporated Plan as exhibited contained development principles to be addressed to
achieve heritage outcomes.
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The Panel was presented with submissions to change the format and content of the
Incorporated Plan especially to delete provisions said to be contained elsewhere in the
planning scheme.

The issue for the Panel is to consider how the planning controls should be shaped to achieve
the best heritage outcomes when a permit application is made.

Included here are matters about the controls in IPO2, the requirements of the Incorporated
Framework Plan, the contents of an Incorporated Plan prepared on the basis of the controls
plus a comprehensive heritage analysis and structural engineering advice which will
determine the extent of building likely to be retained.

4.2 Discretionary heights
4.2.1 Street wall height to Trenerry Crescent

In its submission during exhibition of Amendment C218, the C218 Proponent sought changes
to the IPO Schedule that allows a degree of discretion in height and setbacks; provides
recognition of design excellence and recognises site specific characteristics. Its submission
included specific changes to the Amendment documentation.

The C218 Proponent specifically identified the street wall height of new built form on
Trenerry Crescent in its submission. The C218 Proponent sought that this be changed from a
mandatory to discretionary height. The exhibited Incorporated Plan in Amendment C218
depicts this as maximum height 4 storeys (15m).

Council considers the mandatory street wall height proposed in Amendment C218 to be
justified having regard to:

* the JSLAP and the urban design analysis that underpins it

e the heritage significance of 18-62 Trenerry Crescent; and

s the proposed application of the IPO.

Mr Gard’'ner’s position on the controls proposed for this site assumes a four storey street

wall height, which Mr Gard’'ner considers appropriate in the context of the broader
. 36

precinct.

4.2.2 Height of new building

The C218 Proponent sought to change the wording of IPO2 to state a discretionary height
control for the new building. Section 3 of this report deals with the substantive issues on the
matter. Section 3.1.4 states the Panel conclusion that the Incorporated Plan to the IPO is to
include a note that the revised DDO1 applies and expresses a preferred maximum 25 metre
building height (not including the street wall height).

4.3 The heritage citation

There was common ground between the Council and the C218 Proponent for a citation for
the site to be included in the LPPF. Whereas the Council supported the GIM version, the
proponent urged the Panel to accept the draft statement of significance presented by Mr

¥ see page 25 of Mr Gard’'ner’s expert witness report.
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Lovell that supported the descriptions of the buildings as stated by GIM but downplayed the
significance attached by Mr Gard’ner.

The Panel notes that Council largely supported Mr Lovell's draft with the exception that he
preferred Mr Gard’'ner’s grading. The Panel finds that Mr Lovell’s draft can be supported. It
states the heritage position of the building(s), ascribes heritage significance and sets a basis
on which to assess future permit applications. The Panel’s preferred form of the statement
is at Appendix D.

The Panel notes the difference of opinion between the heritage experts for the C218
Proponent where Mr Raworth differed from Mr Lovell about the way the heritage values of
the buildings should be expressed in a statement of significance. The Panel adopts Mr
Lovell’s draft.

4.4 Conclusions

The Panel concludes:
¢ Amendment C218 should not include a discretionary maximum building height of 26
metres and adopts the position that IPO2 contain discretionary maximum height controls
in the event that DDO1 expires or is amended to remove mandatory building height
controls.
e The IPO2 and the Incorporated Framework Plan should be amended to allow a future
permit applicant the opportunity to justify a proposal that:
- retains heritage features including parts of the heritage fabric of the buildings
with the fagade of the 1911 buildings and part of the Turner Street fabric
- has a street wall height on the Trenerry Crescent frontage as exhibited in the
Incorporated Plan in Amendment C218 that depicts ‘maximum height 4 storeys
(15m)’
- has a preferred maximum building height of 25 metres consistent with DDOL1.
e The citation for 18-62 Trenerry Crescent should be the version presented by the C218
Proponent with the Lovell amendments.

45 Recommendations
The Panel makes the following recommendations:

4. In Amendment C218
a)  Adopt the form of Incorporated Plan Overlay Schedule 2 as contained at
Appendix C to clarify building height controls
b)  Adopt the statement of significance for 18-62 Trenerry Crescent Abbottsford
as presented by Mr Lovell for the C218 Proponent and included at Appendix
D.

4.6 Form and content of Amendment C218 and IPO
4.6.1 The issue

In chapter 2 the Panel reported its position on issues about the Form and Content of each
Amendment and the repetition of provisions in the associated documents. This section
deals with the form and content of the controls proposed in Amendment C218.
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As reported in chapter 2.4, the authorisation for Amendment C218 required the drafting of
IPO2 to be in accordance with the direction on the Form and Content of Planning Schemes.
Mr Tobin for Council advised that the form of the Amendment and the IPO had been varied
and now complied with the template. It is sufficient for the Panel that the planning
authority will recheck the form of the amendment papers taking account of the Panel
recommendations prior to adoption of the Amendment.

4.6.2 Evidence and submissions

Council told the Panel that Amendment C218 with the rezoning of the land to C1Z and
associated documentation including the IPO had been prepared at the request of the
proponents.

The C218 Proponent acknowledged the zone and the overlay controls proposed under
Amendment C218 but took issue with the nature and effect of the controls in the IPO that
would inhibit how it designs a redevelopment proposal. The C218 Proponent advocated
changes to particular controls including the mandating of heights and setbacks to apply to
the site whether through DDO1 or IPO2, change to the requirement to retain parts of the
buildings which it contests have heritage values worth preserving, changes to the heritage
citation covering buildings on site that is proposed to be included in the planning scheme,
change to allow the datum point for measuring height to be on the Trenerry Crescent
frontage and changes to the requirements for matters to be included in an Incorporated
Plan.

The C218 Proponent relied on the evidence of its expert witnesses Messrs McGurn, Blades,
Raworth and Lovell to support its submission for changes to the IPO so as to allow the best
planning outcome in the long term and prevent the need for a further planning scheme
amendment.”’

4.6.3 Discussion

In chapter 3.1.3, the Panel said it would approach the issue of repetition of provisions across
the controls by assessing the purpose of the repetition and the function of that repeated
provision. None of that is to disregard the strength of the submissions. The Panel approach
is one of balance. If the repetition serves a useful purpose and the function is of little more
effect than to draw attention to a provision, the Panel is likely to allow the repeated
provision.

The evidence from the witnesses about desired changes to the form of Amendment C218
was put on two main grounds: first, making the documents compliant with government
directions. Second, to create a scenario where the proponent can design a development
concept with flexibility arising from the discretionary application of controls in DDO1, as far
as they can be discretionary, and with IPO2, and its indicative framework plan, as the guiding
controls.

The Panel accepts the genuine approach of the proponent. However, the Panel also
considers one of the benefits of the controls as exhibited as allowing the later drafting of a
concept and its consideration without the usual level of advertising or third party

¥ Document 29 para 35.
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participation. One of the reasons given by the planning authority for its advocacy of the
nature of the controls was that there had been substantial notification and awareness of the
type of development that may result from the controls. The Panel is not prepared to divert
far from the form of the controls as exhibited and which third parties are entitled to expect
will lead to an outcome that is substantially similar to that anticipated under the exhibited
form of the controls.

4.6.4 Conclusions

The C218 Proponent sought changes to particular controls including the mandating of
heights and setbacks to apply to the site whether through DDO1 or IPO2. The Panel accepts
some of the changes. On the basis of submissions, the Panel has drafted its preferred
version of IPO2, contained in Appendix C.

The C218 Proponent sought changes to the requirement to retain parts of the buildings. The
Panel does not prescribe the extent of building to be retained but amends IPO2 to allow
retention issues to be resolved as part of the planning permit stage.

The C218 Proponent sought changes to the heritage citation covering buildings on site that is
proposed to be included in the planning scheme. The Panel accepts Mr Lovell’s evidence
that the citation as drafted by GIM can be varied without removing the requirement for a
heritage report and substantiation of heritage issues at the appropriate time.

The C218 Proponent sought change to allow the datum point for measuring height to be on
the Trenerry Crescent frontage. The Panel does not accept this proposition for reasons
discussed in chapter 3.1.

The C218 Proponent sought changes to the requirements for matters to be included in an
Incorporated Plan. The Panel accepts some of the changes. On the basis of submissions, the
Panel has drafted its preferred version of the Incorporated Plan; the Panel version of the
Indicative Framework Plan is contained as part of the Incorporated Plan in Appendix C.

The changes of note are to some of the terms applied in the post-exhibition form of the IPO2
and the Incorporated Plan.

In the IPO2:

e The Panel applies the term heritage impact statement instead of the descriptions
Comprehensive Heritage Analysis, comprehensive impact assessment, heritage
conservation and management plan and the like. The changes are made in proposed
clause 1.0 with references in the Requirements for permit applications and in proposed
clause 2.0 Decision Guidelines. The change adopts the term used by the C218
Proponent.

e The Panel reduces the breadth of what was to be the focus of a Traffic Impact
Assessment Report in proposed clause 1.0. The Panel preferred form of the requirement
focusses on addressing car parking and access to Trenerry Crescent for safety reasons.
The Panel accepts that the requirement to consider traffic impacts on the intersection of
Trenerry Crescent and Johnston Street and the prospect of contributions to any
mitigation works can be deleted.

e The Panel removes clauses that duplicate the terms of DDO1 and clarifies that DDO1
applies. The Panel retains and enhances clauses with more specific provisions than
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DDO1 to protect the values of the Yarra River corridor adjacent to the subject sites in the
Requirements and Decision Guidelines.

For the Incorporated Plan, in addition to improvements to simplify the Plan including the
removal of the notes, the Panel:

Removes requirements that duplicate the terms of DDO1 in the Development Principles
and Landscape Principles in the Objectives

Clarifies provisions that add more detailed requirements than DDO1 within the
Objectives

Amends the attached plan to specify that DDO1 applies to the subject site

Reorganises the Objectives that address heritage issues under a new heading for
‘heritage principles’

Applies the description “preferred maximum building height” to the building area
outside the DDO1 area

Sets the street wall height on Trenerry Crescent at “15 metres preferred height”
Removes the requirement for spacing between the retained facade on TC and new
building along the street frontage and the identification of the area as the preferred
vehicle entry point off Trenerry Crescent

Reduces the depth of the minimum setback above the heritage facade to a preferred
minimum of 2 metres above the heritage facade

Identifies preferred vehicle access points on Trenerry Crescent and Turner Street
Replaces the word facade with fabric to identify “other heritage fabric” to be considered
for retention.

4.,6.5 Recommendation

The Panel makes the following recommendation:

5.  Adopt the form of Incorporated Plan Overlay Schedule 2 as contained at Appendix

C to improve form and content of the overlay and the Indicative Framework Plan.
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5 Issues specific to Amendment C219

5.1 Heritage and urban design
5.1.1 The heritage issues

The former Austral Silk and Cotton Mills (Austral) building at 112-124 Trenerry Crescent is
graded as Individually Significant and is part of HO337. Current and future planning permit
applications would be considered against the provisions of the HO and Clause 22.02.

Adyvice to Council by GIM includes a new citation for the site. Although not formally part of
the exhibited amendment, the citation for the property would need to be referenced at
Clause 22.02 to be included in the planning scheme. Legal advice to Council supports this
occurring through the current amendment process. This inclusion was not opposed by any
party.

Submissions 6, 8, 13 and 14 (Collingwood Historical Society, Collingwood and Abbotsford
Residents Association, a local resident and Yarra Riverkeepers Association) highlight
concerns about the lack of detail in Amendment €219 in addressing the design response to
the former Austral building.

In response to submissions Council sought advice from GJM. The subsequent advice
highlighted the importance of this prominent heritage building with all visible facades
important for the reading of the building and recommended changes to the DPO Schedule to
reinforce the heritage significance of the building and to clarify the heritage requirements
when submitting a Development Plan for approval and at the planning permit stage.
Specifically, the report identified that the Schedule to the DPO and future Development Plan
should ensure that:

e key views to the prominent heritage facades be retained

there should be separation from new buildings

upper level setbacks, and

protection of views of the eastern building facade by limiting the height of any new
buildings to the east.

Council proposed a number of changes to the DPO Schedule to reflect GIM’s advice
including:

e changes to the Vision section to ensure development maintains views to the heritage
building from Trenerry Crescent

¢ changing the requirements for the Development Plan to ensure that development
responds to a future Conservation Management Plan or similar analysis

¢ modifying the Indicative Framework Plan within the Schedule to the DPO to reinforce
the heritage significance of the building and key view lines to the prominent facades

¢ altering the decision guidelines.

Council proposed to modify the Indicative Framework Plan and design guidelines within
DPO14 to reinforce the heritage significance of the building and key view lines to the
prominent facades.
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Council commissioned a heritage citation from GJM as part of the Amendment process and
seeks to have the citation listed as a reference document at Clause 22.02-8. Council stated
that referring to the heritage citations within clause 22.02-8 would be consistent with the
existing treatment and structure of heritage documents within the Scheme.

Mr Townsend for the C219 Proponent made substantive submissions on heritage matters
through presentations and cross examination of Mr Gard’ner. Those submissions took issue
with some aspects of the heritage information and controls particularly affecting the ability
to develop the northern part of the site, with the protection of view lines to the Austral
building from off-site vantage points including the requirement for a 20 metre setback
distance for new building on the northern land as well as the requirement for a public link
through the site from Trenerry Crescent to the River corridor.

The proposed statement of significance presented by Mr Gard’ner was accepted by the C219
Proponent but the proponent sought changes to the heritage provisions in DP0O14.

5.1.2 Evidence and submissions

Mr Gard’'ner provided expert evidence to substantiate the level of heritage control in DPO14
and the Indicative Framework Plan. Mr Gard'ner distinguished the AEU building on the
northern part of the site at 126-142 Trenerry Crescent which he stated was constructed in
the 1980s in a Post-modern style and it is my opinion that it does not have any heritage
significance in its own right nor as part of the Victoria Park Precinct from the Austral site at
112-124 Trenerry Crescent which he said was of local historical and aesthetic significance to
the City of Yarra and which was of cultural heritage significance to the City of Yarra and
meets the threshold of ‘Individually Significant’ as defined by Clause 22.02-3 — Levels of
Significance in the Yarra Planning Scheme.

Mr Bruce Trethowan prepared evidence on heritage matters for the C219 which was
submitted to the hearing. Mr Trethowan was not called but his evidence remains for
consideration.

Mr Trethowan supported the significance of the Austral building. His evidence was:

Given the greater understanding of the history and development of the site
and its importance within the area, all remaining industrial structures on the
subject site dating from the interwar period should be retained. These
structures comprise:

s the 1927 Building

» the addition to the south of the 1927 Building

e the substation building

s the remnant walls

He stated that These structures should be scheduled (under Schedule 14) and their location
identified on the IDE.*

Mr Trethowan'’s submission went on to state that any new building extension to the Austral
building should be limited to one storey in nominated locations, should have a street wall

*# Document 11 paras 51 and 52.
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height of 8 metres to Trenerry Crescent and an appropriate separation of the 1927 Austral
building from new construction.*

5.2 Discussion

The C219 Proponent’s position did not focus on heritage issues per se save for arguing that
the shared link was not supported on heritage grounds. Instead, the C219 Proponent argued
that heritage issues arising from the exhibited form of the amendment should be left to play
out at the appropriate stage as there is no current redevelopment proposal.

There are implications for the heritage buildings on the AEU land as a result of evidence
from Mr Sheppard, for example the issue of the pedestrian and cycling link, but none that
effect the form of the controls.

5.2.1 Conclusions

The Panel concludes there are no heritage issues to warrant changes to the Amendment.
The Panel adopts the heritage citation as proposed by Mr Gard'ner without amendment.
5.2.2 Recommendations

The Panel makes the following recommendations:

6. Adopt the heritage citation for the former Austral Silk and Cotton Mills warehouse
and factory complex as prepared by GIJM Heritage for inclusion as a reference
document at Clause 22.02-8.

5.3 Form and content of Amendment €219 and DPO
5.3.1 Theissue

The purpose of this part of the report is to address matters unique to Amendment C219 and
DPO14. The Panel does not repeat what has been said previously in the report about
compliance with relevant Ministerial Directions. Here the Panel addresses the submissions
from the C219 Proponent about the drafting of the controls and the repetition of
requirements across documents as the main issues. The Panel also notes that it is sufficient
that the planning authority will recheck the form of the amendment papers taking account
of the Panel recommendations prior to adoption of the Amendment.

5.3.2 Evidence and submissions

Mr Townsend for the C219 Proponent called for the deletion of what he described as
additional controls in the Indicative Framework Plan in DPO14 dealing with the height of
future development in view of the recent introduction of DDO1.* Mr Townsend submitted
there is little strategic justification for the layers of controls requested in proposed DPO14.*

Mr Townsend relies on the evidence of Mr Glossop and Mr Sheppard. In his evidence Mr
Glossop made numerous recommendations for variation of the proposed planning controls
to achieve compliance with Ministerial Directions and Planning Practice Notes. If all the

? Document 11 para 54.
* Document 31 para 8.
* Document 31 para 10.
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changes were made, the documentation would be substantially reduced in size. The
evidence of Mr Sheppard was that editing the documents would lead to improvements for
clarity and better understanding.

5.3.3 Discussion

The Panel has previously outlined the approach it adopts in measuring changes sought by
the proponents. In considering the many submissions for changes to the C219 documents,
the Panel seeks to achieve a balance between strict compliance with Ministerial Directions
and Practice Notes and practical drafting to state the outcome to be achieved under the
controls of the DPO, the future Development Plan and the Indicative Framewaork Plan.

There is no contest that the Austral building is of heritage significance and an important
example of the industrial past. Neither is there any contest that the significance of the
building must be protected and appropriate controls applied for the purpose. Striking the
right balance to reduce the layers of control the C219 Proponent criticises viz a vis
establishing controls that allow future development, especially building on the northern part
of the site at 126-142 Trenerry Crescent that is not covered by the heritage overlay and has
less constraints, that respects and protects the heritage building and river corridor issues is
the task for the Panel.

The C219 Proponent and witnesses sought substantial change to DPO14 and the Indicative
Framework Plan. Council continued to advocate for the post exhibition version of DPO14 as
amended by council at its July meeting with some tidying amendments and minor change to
the Indicative Framework Plan.

The panel believes the differences between the two positions are about detail and not effect
and agrees to changes that address issues raised by both parties.

5.3.4 Conclusions

The changes to the DPO14 are mostly ‘tidy ups’ as Council described them, and to improve
the Indicative Framework Plan to illustrate matters to be addressed at the concept design
stage and to be considered at application stage.

The Panel preferred version of DPO14 is in Appendix E.
5.3.5 Recommendation
The Panel makes the following recommendations:

7. Adopt the form of Development Plan Overlay Schedule 14 as contained at
Appendix E.

5.4 Requirement for public shared pathway
5.4.1 Theissue

The C219 Proponent opposed Council’s requirement that it provide a 20 metre wide publicly
accessible shared pedestrian and cycling path through the two properties at 112-124 and
126-142 Trenerry Crescent on the basis that it is onerous and unnecessary.
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5.4.2 Evidence and submissions

Council submitted that the requirement is justified on the basis that a shared pedestrian and
cycling path connection was identified as an opportunity in Appendix C of the JSLAP and the
connection would formalise a route already used as a short-cut. Council stated that the
pathway, also called a link in the documents, would help to provide favourable community
benefit from the Amendment that otherwise is limited beyond providing more housing.

Council stated that the pathway is located in an area that cannot be built on because of the
building separation requirements applied for heritage reasons and because it is the only
location for vehicles to access the building. In addition, he submitted that the setback
requirements applying to the Yarra River mean the proponent is not able to have buildings in
much of the area. Council acknowledged that the proponent could use the area as private
outdoor space and that it could be a constraint to the development but regarded the
requirement as not onerous.

For the C219 Proponent, Mr Trethowan opposed what he described as an open bicycle
connection between the western arm of Trenerry Crescent and the Dight's Mill carpark and
bicycle track saying it would not be a positive initiative from a heritage perspective and is
unacceptable®. Instead, he favoured on-street improvements for vehicles, bicycles and
pedestrians at and within the north-western sector of 126-142 Trenerry Crescent.

The C219 Proponent submitted that the proper time for Council to negotiate the option of a
publicly accessible shared pathway with the land owner is at the planning permit stage.

Mr Glossop for the C219 Proponent characterised the Council’s proposal as compulsory
acquisition of land but with no opportunity for compensation for the land owner.

5.4.3 Discussion

Appendix C of JSLAP states it provides a more detailed contextual analysis of Trenerry
Crescent than is outlined in JSLAP, and is intended to identify opportunities that exist in terms
of public access to the river corridor and the remaining development opportunities for
Trenerry Crescent that should carefully respond to the natural characteristics of the river
corridor.”?

It identifies three locations along Trenerry Crescent where views to the Yarra River corridor
are possible and gives this as a reason to preserve the existing view lines at the AEU site and
for the goal of formalising a pedestrian and cycling link to the river corridor.*

The document states that the space between the two buildings at 112-124 and 126-142
Trenerry Crescent should be maintained to ensure that view lines to the river corridor are
also maintained and that the opportunity exists to establish a more formalised pedestrian
link between the two northern-most buildings on Trenerry Crescent through to the river and

Capital City Trail.*

Document 11 para 69.

Document 24 and document 16 page 3.
Section 3.2 Appendix C JSLAP.
Document 16 section 3.2 page 17.
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Certain design principles are proposed for new development at 126-142 Trenerry Crescent
with the consideration of existing car parking and access arrangement to allow sufficient
space for car access whilst enabling a shared path that runs in line with the property
boundaries.*

The recommendations in Appendix C*” are (to):

Investigate opportunities to enhance the public realm along Turner Street and
to improve existing physical links to the Capital City Trail

Maintain/preserve visual connections to the river corridor (spaces between
buildings)

Investigate opportunities to create new pedestrian link ta connects Trenerry
Crescent to the Capital City Trail as part of an open space contribution.

The Panel notes the gap between the two buildings at 112-124 and 126-142 Trenerry
Crescent is one of the few locations along the street where views to the river corridor are
possible. The Panel also notes the use of the words ‘opportunity’ and ‘potential’ to describe
the goal of maintaining and formalising visual and physical links including the current
informal public use of the gap between buildings by pedestrians that occurred during the
accompanied inspection of the area.

The rationale for maintaining the separation of any new buildings as part of redevelopment
of the two AEU properties is strong. There are heritage considerations for maintaining views
to the Austral building and urban design principles to preserve viewing opportunities to the
river corridor.

The issue for the Panel is whether the gap between the buildings should be set aside as a
separation distance with a pedestrian and cycling link either with the land in freehold
ownership or becoming public land by one means or another.

The Panel was told the distance from the current building line of the Austral building to the
lot boundary was 17 metres. That is not the distance between the two buildings which is
greater when the further setback of the AEU occupied building from the common boundary
is considered. The separation distance is therefore more than the 20 metre wide link that
the council advocated. The Panel proceeds on the basis that the link would be wholly within
the property at 112-124 Trenerry Crescent but not within number 126-142. This approach
differs from the concept of a shared path that runs in line with the property boundaries as
imagined in the Development Guidelines for 126-142 Trenerry Crescent in Appendix C to the
JSLAP but it is consistent with the approach at the hearing.

Though Council advocated a 20 metre wide link none of the descriptions in JSLAP or
Appendix C prescribe a width. In answer to a question from by Mr Townsend for the C219
Proponent, Mr Gard’'ner replied that he was not concerned with a separation distance of 20
metres or 22 metres or 18 metres or less, provided the width achieved the same heritage
objectives. Mr Sheppard’s evidence was that the 20 metre dimension was a somewhat

46
47

Document 16 section 4.6 page 25.
Document 16 section 5.0 page 26.
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arbitrary distance and the northern edge of the separation should be defined by the
boundary, if this is considered sufficient for heritage purposes.*

Mr Sheppard’s evidence was that he broadly supported the idea of enhanced access to the
river corridor but there is marginal public benefit in such a link, given that it effectively
duplicates the existing path around the northern edge of the subject land and does not align
with any particular desire line. His further issue is that upon arrival at the top of the river
embankment, the slope of the embankment precludes any opportunity to directly access the
Main Yarra Trail.*’

Mr Sheppard preferred the Indicative Framework Plan concept of improvements at the
north-west corner of the property at 126-142 Trenerry Crescent as well as on-street
improvements.

Mr Sheppard’s recommendation was to change the reference to a ‘public shared link
opportunity’ to an opportunity that should be explored if possible. His recommendation was
based on his conclusion that it is inappropriate to impose a link on development of the
subject land. However, it should be encouraged provided it is practical.*

The notion that the idea be explored is consistent with the opportunity noted on figure 11,
Development Opportunities and Principles in Appendix C to the JSLAP, which reads Maintain
and formalise through link and visual connection to Capital City Trail (in consultation with
property owner).

As a principle, the Panel prefers a consultative approach especially where there is no
specificity to the land to be set aside, there is no development proposal afoot to identify an
area of land and no programme to achieve the objective.

That pedestrians use the space between the buildings now as a short cut is insufficient
justification to set aside an area for continued use as a public walkway. The landowner can
stop that activity by the erection of fencing to prevent access.

On the other hand, the existing visual link between the two buildings will remain because of
the separation of any new construction on either of 112-124 or 126-142 Trenerry Crescent.
Given the landowner has no plan to develop either property, maintaining the visual link in
the short term is moot. Further, the Panel accepts that in the future there will necessarily be
a separation of any additions to the Austral building and building on the northern site so a
visual link to the river corridor will remain.

Ms Donald’s evidence that the travel distance is similar around the property as it is through
it and that improvements will make for safer use of the footpath adds to Mr Sheppard’s
evidence; the Panel accepts the evidence of both experts.

5.4.4 Conclusions

The street wall facade along the length of Trenerry Crescent is a strong physical element and
feature of the area. So too is the existing built form that mixes older heritage buildings with

® Document 13 para 32.
* Document 13 para 34.
** Document 13 para 36.
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newer contemporary buildings. The formation of buildings and the almost continuous line of
building along Trenerry Crescent means the presence of the Yarra River corridor is not
obvious from the street. JSLAP, the more detailed Appendix C and the evidence to the Panel
all confirm these circumstances to provide the Panel with a context within which to draw its
conclusions.

The Panel accepts that the gap between the buildings at 112-124 and 126-142 Trenerry
Crescent provides the best of few opportunities to view the river corridor from the street.
However, the Panel does not accept the gap should be preserved forever as it is today.

The purpose of Amendment C219 is to establish controls to guide the future development of
the AEU land. The landowner will be able to develop the site or sites for whatever form of
development a permit allows. By definition, the gap as it is today is likely to change. The
principle direction of DDO1 is to set controls to protect the Yarra River environs from
adverse impacts from development. The principle direction of DPO14 is to set the controls
to guide development concepts shaped in the context of the river controls. The Panel
accepts the merit of utilising the gap between buildings on the site(s) to allow view lines to
the river corridor but does not support the pedestrian and cycling link on the property at
112-124 Trenerry Crescent as an essential element in achieving a better experience in
accessing the river corridor.

The Panel has amended the Indicative Framework Plan to identify a view corridor but has
deleted the requirement for the link.

The Panel does not rule out the prospect that Council consulting with the property owner
may lead to the JSLAP goal of a pedestrian and cycling link being achieved. The Panel can
preserve that opportunity by recommending a suitable form of controls over future
development in DPO14 and the Indicative Framework Plan. The Panel has amended the
wording on the Indicative Framework Plan to read Potential public link opportunity to be
negotiated with the owner.

The Panel endorses the identification of on-street improvements adjacent to the north-west
corner of 126-142 Trenerry Crescent as a requirement of the Indicative Framework Plan
notwithstanding the works are unspecified. The Panel agrees with Ms Donald that the actual
changes would be best determined through a detailed review of the area including how any
changes will impact existing parking within number 126-142°" assuming land within the site
is taken for the improvements.

The changes adopt submissions by the council as well as the C219 Proponent including
through the witnesses. The changes apply to each of the proposed clauses in DPO14 for
consistent use of terms and for clarity. They have the effect of ensuring respect for the
heritage building and features of the land; to simplify the Indicative Framework Plan while at
the same time providing direction on matters to be considered at relevant stages of the
development process, and to ensure DDO1 is applied.

*I' Document 34 section 10.2.
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In the DPO14:

The Panel applies the term heritage impact statement instead of other descriptions such
as comprehensive heritage analysis, comprehensive impact assessment, conservation
management plan and the like.

The Panel reduces the breadth of a Traffic Management Report in proposed clause 3.0 to
address car parking and access to Trenerry Crescent for safety reasons. The Panel
accepts that the requirement to consider traffic impacts on the intersection of Trenerry
Crescent and Johnston Street and the prospect of contributions to any mitigation works
can be deleted.

The Panel removes clauses that duplicate or seek to paraphrase the terms of DDO1 and
clarifies that DDO1 applies in Requirements. The Panel retains and enhances clauses
with more detailed or specific provisions than DDO1 to protect the values of the Yarra
River corridor adjacent to the subject sites.

The Panel removes the requirement for the Development Plan to provide details of
known contamination as it duplicates other planning requirements for an environmental
audit, which may follow the Development Plan rather than precede it.

The Panel removes the requirement for the site plan in the Development Plan to show
the location and alignment of a publicly accessible pedestrian/pathway link but leaves
the option for a link.

The Panel removes the Decision Guidelines section as it is not consistent with Ministerial
Direction on Form and Content. The requirements are already covered in the Conditions
and Requirements for Permits and in the Decision Guidelines in DDO1.

For the Indicative Framework Plan, with the aim to improve and simplify the Plan, the Panel:

Notes DDO1 applies within the site area by adding words to the legend

Applies the description “preferred 25 metres maximum height” to the building area on
the northern part of the site

Identifies a maximum wall height of 8 metres on the Trenerry Crescent frontage of the
northern part of the site

Amends the requirement for the publicly accessible shared path by amending the note to
read Potential public link opportunity to be negotiated with the owner

Varies the description of the note about maintaining views to the heritage building to
read Maintain views to upper levels of heritage facade / development to respect the
heritage building

Includes additional locations as key view to the heritage building from near Maugie
Street and at the Eastern Freeway near the Dights Falls car park

Deletes the landscape setback area

Deletes reference to a sensitive river interface

Deletes the requirement to maintain separation between buildings (min 20 metres)
Deletes the identification of the location for taller buildings

Deletes the note about the interface with the Eastern Freeway and replaces it with a
note to Enhance interface with public realm.
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5.4.5 Recommendation
The Panel makes the following recommendations:

8. Delete the requirement for the publicly accessible shared path shown on the
Indicative Framework Plan and adopt the wording on the Panel preferred form of
the Indicative Plan at Appendix E.
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Appendix A Submitters to the Amendments

No. Submitter
1 Andy Hine
2 Alexander & Chantal Marks
..... 3 Adrew White
4 Alistair Riddell
5 Judith Braniska
..... 5 Collingwood Historical Society
7 Christine Parrott
8 Collingwood and Abbotsford Residents’ Association Inc
..... 9 o Hoekermn
10 Melbourne Water
..... 11 ity of Boroondara
12 Proponent - SIB Planning for C218 and AEU for C219
13 Chapman and Bailey architects for Johnston Street (for C218) and Peter Virgona (for
C219)
14 Riverkeepers Association
15 Owners Committee 80-84 Trenerry Crescent

16 VicRoads
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Appendix B Document list

No. Date Description Tabled by
1 2 Aug Part A submission for Yarra City Council Tessa D'Abbs, Harwood
Andrews
2 4 Aug Expert urban design evidence for Joval PL  Brodie Blades, David Lock
Associates
3 4 Aug Expert witness statement on conservation Bryce Raworth, Conservation
urban design for Joval PL Consultant/Architectural
Historian
4 4 Aug Assessment of the potential traffic Charmaine Dunstan, Traffix
engineering impacts for Joval PL Group, Traffic Engineers and
Transport Planners
5 4 Aug Landscaping considerations for Joval PL  John Patrick Landscape
Architects Pty Ltd
6 4 Aug Heritage evidence for Joval PL Peter Lovell, Lovell Chen Pty

Ltd, Architects and Heritage
Consultants

7 4 Aug Statement of town planning evidence for  Stuart McGurn, Urbis Pty Ltd
Joval PL
8 4 Aug Expert witness report, Traffic impact and  Jason Sellars, GTA consultants

transport, for Yarra City Council

9 4 Aug Expert witness report, Heritage evidence, Jim Gard’ner, GIM consultants
for Yarra City Council

10 7 Aug Expert witness report, Traffic evidence, Deborah Donald, O'Brien
for Australian Education Union Traffic

11 7 Aug Expert witness report, Heritage evidence, Bruce Trethowan, Trethowan
for Australian Education Union Architecture

12 7 Aug Expert witness report, Planning evidence, John Glossop, Director Glossop
for Australian Education Union Town Planning Pty Ltd

13 7 Aug Expert urban design evidence for Mark Sheppard, David Lock
Australian Education Union Associates

14 7 Aug Late submission to Panel; Collingwood Collingwood Historical Society
Historical Society submission to Council Inc

meeting 4 July 2017

15 9 Aug Council officers’ report for C219 for Yarra City Council
Council meeting 4 July 2017, Agenda
paper 418 (to replace report for C218
erroneously included in original folder)

16 9 Aug Folder of documents including track Yarra City Council
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changes version of post exhibition
modified version of Amendments C218
and C219

17 9 Aug Part B submission City of Yarra
18 10 Aug Amcor Site, Heidelberg Road, Alphington,  City of Yarra
Schedule 11 to the Development Plan
Overlay, Yarra Planning Scheme
19 10 Aug Channel 9 site, Bendigo Street, East City of Yarra
Richmond, Schedule 5 to the
Development Plan Overlay, Yarra
Planning Scheme
20 10 Aug Kinnears Precinct, Footscray, Schedule 14  City of Yarra
to the Development Plan Overlay,
Maribyrnong Planning Scheme
21 10 Aug Melbourne Planning Scheme C240 Bourke City of Yarra
Hill
22 10 Aug VicRoads submission to Planning Panel Andrew Rasulo, VicRoads
23 11 Aug Enlarged version of Figure 3, Mr Brodie’s  Brodie Blades, Urban Design
urban design expert report Expert report for Joval PL
24 11 Aug Enlarged version of App C of Mr Brodie’s  Brodie Blades, Urban Design
urban design expert report showing Expert report for Joval PL
building heights on Trenerry Cres (from
JSLAP)
25 11 Aug Enlarged version of Figure 10 of Mr Brodie Blades, Urban Design
Brodie’s Urban Design Expert report Expert report for Joval PL
26 11 Aug Enlarged version of Figure 12 of Mr Brodie Blades, Urban Design
Brodie’s Urban Design Expert report Expert report for Joval PL
27 15 Aug Joval PL drafts on heritage provisions in City of Yarra
IPO Schedule 2 and Incorporated Plan,
Yarra Amendment C218
28 15 Aug Email from VicRoads confirming that City of Yarra
information on Hoddle St project will not
be available during the Panel
29 16 Aug Submission on behalf of Joval Pty Ltd Jeremy Gobbo and Ms Nicola
Collingwood for Joval PL
30 16 Aug Closing submission City of Yarra Greg Tobin for City of Yarra
31 17 Aug Opening submission on behalf of Matthew Townsend for
Australian Education Union Australian Education Union
32 17 Aug Statement by AEU branch secretary Matthew Townsend for
Australian Education Union
33 17 Aug PowerPoint presentation on urban design ~ Mark Sheppard, David Locke
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expert evidence

Associates

34 17 Aug Pedestrians walking speed reference Deborah Donald for Australian
document Education Union

35 18 Aug Letter sent by emfail on behalf of C219 Nick Sissons, Holding Redlich
Proponent attaching: (a) tracked changes  for Australian Education Union
version of C219 Proponent’s suggested
changes to DPO14 and (b) Ministerial
Direction of Form and Content of
Planning Schemes dated 9 April 2017
(Gazetted 24 May 2017).

36 18 Aug Photos of C219 site John Glossop, expert for

Australian Education Union

37 18 Aug Practice Note of Incorporated Plan and John Glossop, expert for
Development Plan Overlays, PPN Australian Education Union

38 18 Aug Planning Practice Note 10, Writing John Glossop, expert for
schedules Australian Education Union

39 18 Aug Ministerial Direction, The Form and John Glossop, expert for
Content of Planning Schemes, previous Australian Education Union
version.

40 18 Aug Submission on behalf of AEU Matthew Townsend for

Australian Education Union

41 18 Aug Closing submission on behalf of Yarra City  Greg Tobin for Yarra City
Council Council

42 18 Aug Pl 34, Transformation of Amendment, Greg Tobin for Yarra City
VPRS Guide to Planning Panels Council

43 18 Aug Email with attachment showing C218 Romy Davidov, Best Hooper
Proponent’s proposed revisions to lawyers for Joval Pty Ltd
Incorporated Plan in IPO2

44 25 Aug AEU version of a revised Indicative Nick Sissons, Holding Redlich
Framework Plan for DPO14 as discussed for Australian Education Union
during the AEU evidence and submissions

45 31 Aug Email clarifying C218 Proponent position Romy Davidov, Best Hooper

on the heritage issues, with attachments
showing proposed revisions to IPO2 and
the Incorporated Plan

lawyers for Joval Pty Ltd
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Appendix C Panel preferred version of IPO2

DD/MM/Y
YYY
C218

1.0

DD/MM/Y
YYY
C218

SCHEDULE 2 TO THE INCORPORATED PLAN OVERLAY
Shown on the planning scheme map as IPO2.
18-62 Trenerry Crescent, Abbotsford November 2016

Requirements for permit applications

An application to construct a building on the site that includes multiple residential
dwellings must allocate a minimum leasable floor area* ol 20 % of its net floor area** for
office/retail/commercial or other employment generating uses, 1o the satisfaction of the
responsible authority,

*Leasable floor area - That part of any floor area able to be leased. It does not include
public or common tenancy areas, such as malls, verandahs, or public conveniences.

**Net floor area - The total floor arca of all floors of all buildings on a site. It includes half
the width of any party wall and the full width of all other walls. It does not include the area
of stairs, loading bays, accessways, or car parking areas, or any area occupied by machinery
required for air conditioning, heating, power supply or lifts.

In addition to requirements in other provisions of the scheme particularly Schedule 1 to the
Design and Development Overlay, Yarra (Birrarung) River Corridor Protection, an
application to construct a building on the site must include a site analysis and design
response to the satisfaction ol the responsible authority. The application is to contain the
following:

* A design response that:

= describes how the building respects and addresses the interface with Trenerry
Crescent, Turner Street and the former industrial interface to the Yarra River
Corridor;

= addresses the sensitive river corridor environs in terms of materials and the suitable
design and articulation of facades in order to minimise visual impacts when viewed
from the river corridor and Yarra Bend Park; and

= provides sale and efficient pedestrian and vehicle access to the building.

* A heritage impact statement prepared by a suitably qualified professional that assesses
the impact of the proposed development on the heritage values of the heritage place.

s A visual impact assessment, to the specilications of the responsible authority, that
provides for the following:

= A 3D model of the development and its surrounds in conformity with the
Department of Environment, Land, Water and Planning Infrastructure Advisory
Note — 3D Digital Modelling. Where substantial modifications are made to the
proposed building envelope, a revised 3D digital model must be submitted to the
Responsible Authority;

=  Site line analysis and 3D modelling of the proposed development from key view
points in the public realm to enable an assessment of the visual impact of the
development on heritage places; and

=  Perspectives showing the visual prominence of the development from public
vantage points along the Yarra River corridor (including Capital City Trail, Dights
Falls and Yarra Bend Park).

* A car parking and traffic impact assessment that considers:
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2.0

DD/MMY

YYY
c218

3.0

=  the safe entry and exit of vehicles and how these minimise conflicts with any
existing pedestrian and cycle links;

= the means proposed to promote reduced car use and promote sustainable travel
including opportunities for the provision of a car share system and Green
Travel Plan initiatives that promote sustainable transport options including the
provision of on-site bicycle storage and end-of-trip facilities;

= the provision of car parking, circulation and layout of car parking, and the
recommended bicycle parking provision rates.

A landscape scheme that considers the suitability of existing vegetation on the site and
measures to protect and enhance vegetation along the banks of the Yarra River
(immediately east of the site) including a revegetation program and protection of the
existing trees in Trenerry Crescent and Turner Streets.

Decision guidelines

In addition to requirements in other provisions ol the scheme, particularly Schedule 1 to the

Design and Development Overlay, Yarra (Birrarung) River Corridor Protection, belore
deciding on an application the responsible authority must consider, as appropriate:

How the proposed development responds to the purpose and objectives of the
Incorporated Plan and accords with the 18-62 Trenerry Crescent Framework Plan;

How the proposed development responds to the Yarra River Cormidor Strategy which
seeks to protect the natural charactenistics of the Yarra River corridor;

How the proposed development responds to the land use and built form guidelines and
principles in Part 4 of the Johnston Street Local Area Plan, 2015;

The impact of the height, bulk, design and appearance of the building or works on the
character and amenity of the surrounding area;

The scale and design of new development and its transition to the adjoining building at
64 Trenerry Crescent;

The impacts of overshadowing on windows to habitable rooms in the existing building
to the south and southern side footpath on Turner Street, caused by upper levels of new
development, between 9am and 3pm on September 22 (equinox);

How the proposed development has regard to the heritage signilicance ol the place;

The relationship of any new buildings to the street including entrances that provide
opportunities for active or visual engagement and whether new buildings provide an
attractive and engaging edge to the street environment through landscaping and/or
architectural design features;

The design of any car park area including how it relates visually to the street
environment and the extent of activation of the frontage at street level;

The impact of development on the surrounding road network, including the intersection
of Trenerry Crescent and Johnston Street;

The extent to which the design of any building and the materials used, minimises the
visual impacts of built form when viewed from the Yarra River corridor and Yarra Bend
Park;

The extent to which the design of sustainable travel options are provided as part of the
development, in accordance with a Green Travel Plan;

The extent to which screening of mechanical plant equipment is achieved.

Requirements for incorporated plan

DD/MMIY

YYY
c218

The incorporated plan must include:

Objectives for the future use and development of the site.

A plan showing:
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« Relevant building heights and setbacks across the site:
e Building height in metres or RLs;

e Heritage leatures to be retained;

e Other heritage features;

e Vehicle entry and exit points for the site;

o Visual connections to the Yarra River Corridor;

e Areas of landscaping to minimise the visual intrusion of development in the Yarra
River Corridor.

Reference Documents (Policy Reference)

DD/MMIY
YYY Johnston Street Local Area Plan — December, 2015
c218 City of Yarra, Yarra River Corridor Strategy, Planisphere, 2015
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18-62 Trenerry Crescent, Abbotsford (Incorporated Plan)

1.0

2.0

3.0

The Plan

The 18-62 Trenerry Crescent, Abbotsford Plan consists of this ordinance and the 18-62
Trenerry Crescent Framework Plan

Purpose

To facilitate the use and development of the land at 18-62 Trenerry Crescent for a mixed
use development including dwellings, retail premises and office uses that will provide jobs
and business activity for the local area.

To encourage new development that respects the sensitive Yarra River corridor interface,
the heritage values of the site and former industrial character of Trenerry Crescent.

To require new developments to apply the provisions and requirements of Schedule 1 to the
Design and Development Overlay, Yarra (Birrarung) River Corridor Protection.

Objectives

Use principles

Encourage and support a mix of retail, office and accommodation uses that complement
the location and bring life to the area.

Retain employment generating land uses on the site, whilst permitting residential uses
and encouraging mixed use activities consistent with the character of the area.

Encourage offices, retail uses such as cafes and restaurants at the lower levels of any
development that support local residential and commercial uses on the site and nearby.

Development principles

Ensure that built form at the river corridor interface is well designed and articulated in
order to break up the building mass and provide suitable setbacks to the Yarra River
corridor.

Locate taller built form towards the Trenerry Crescent interface (away from the river
corridor) and set back upper levels from the street wall fagade.

Ensure that the form of development reflects high quality architecture, urban design and
landscaping.

Respect and seek to improve the public realm along the Turner Street frontage as a key
pedestrian and cycling link to the Yarra River corridor.

Provide separate entries for different land uses.

Landscape principles

Encourage the use of sustainable practices in vegetation selection, stormwater runofT,
removal of weeds, vegetation and revegetation of the Yarra River bank (between the
title boundary and the Capital City Trail) with local indigenous species.

Protect the street trees in Trenerry Crescent and Turner Street which provide a distinct
landscape character and physically connect the urban environment with the Capital City
Trail and the Yarra River.

Seek to improve the streetscape in Turner Street with footpath upgrades and the
introduction of Water Sensitive Urban Design initiatives.

Sustainable Transport Principles

Provide adequate and convenient on-site parking to cater for the needs of any mixed use
development whilst acknowledging the provision of public transport in close proximity
to the site and sustainable transport principles.
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s Provide adequate bicycle facilities (bicycle storage spaces and end-of-trip facilities) for
future residents and workers on the site to reduce the need for car parking spaces and
consequently, reliance on motor vehicles.

Heritage principles
. Facilitate development that responds to the robust former industrial buildings along the east
side of Trenerry Crescent, acknowledging the change that has occurred along Trenerry

Crescent and having regard to the built form expectations outlined in the Johnston Street
Local Area Plan 2015,

. Retain the identified heritage fagades shown on the 18-62 Trenerry Crescent Framework
Plan in Figure | and where appropriate, other elements of the heritage fabric to provide a
contextual link to the historical industrial uses along Trenerry Crescent.

. Maintain a visual connection to the retained heritage elements on the site when viewed
from Trenerry Crescent and Turner Street.

. Provide an appropriate separation and/or transition between the street wall fagade height of
new development and the fagade of the existing heritage building, as viewed along Trenerry
Crescent.

. Provide appropriate setbacks and/or transitions [rom Trenerry Crescent and Turner Street at

upper levels beyond the street wall height to minimise visual dominance of upper levels in
the street, as well as the potential for overshadowing the property to the south.

. Ensure that upper level development is sufficiently setback and/or transitioned from the
retained heritage fagades to enable them to be understood as having three dimensional form
and appreciated as separate from the new development above and/or behind.

. Provide an appropriate design response to the heritage building on the site in accordance
with a Heritage Impact Statement.
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Appendix D Panel preferred version of citation for the
C218 land at 18-62 Trenerry Crescent
Abbotsford

W. Saunders & Son Factory/Warehouse Complex (later Esprit de Corps

offices)
Address: 20-60 Trenerry Crescent, Abbotsford
Prepared by: GJM Heritage and as amended by P Lovell
Survey Date: 25
July 2016
Place type: Factory/warehouse Architect: No known (1911, 1920s), Daryl Jackson (1984
alterations)
Grading: Individually Significant Builder: Not known

Integrity: Moderate-High (1911); Low (1920s); High

(1984) Construction Date: 1911, 1920s, 1984

Status: Included in the Heritage Overlay (HO337 -
Victoria Park Precinct, Abbotsford)

No external paint, internal alteration or tree controls
apply to Precinct

Extent of Overlay: As existing, refer to plan

Figure 1. 20-80 Trenerry Crescent, Abbotsford: the facade of the 1911 building.
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Figure 2. The north-west elevation of the 1911 building Figure 3. The 1920s factory building (right} and 1984

(right) with its gabled third-storey, the 1984 glazed 11‘%(1’1%3? mgégzed structure that links the 1920s and
walkway and the modified 1920s brick office building (left). ‘

Figure 4. The subject site (red) and the existing boundary of HO337 Victoria Park Precinct
{pink} (2018).

Historical Context

The following historical context is taken from the HO337 Victoria Park Precinct citation', unless
otherwise cited.

The area surrounding Victoria Park to the Yarra River includes parts of Crown Portions 78, 79 and
88, which had been surveyed by Robert Hoddle and sold in 1839 to R Dacre, J D L Campbell (a
pastoralist) and J Dight, respectively. John Dight built Yarra House (later the Shelmerdine
residence) and a mill on his allotment, and Campbell built his house, Campbellfield House (later
owned by architect and MLA William Pitt as Mikado) on his land overlooking the Yarra River.

In 1878, Edwin Trenerry, a shareholder in a deep lead mining company, subdivided Crown

! Victorian Heritage Database (VHD), City of Yarra citation for 'Victoria Park Heritage Precinct’, accessed July 2016.
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Portions 78, 79 and 88 for residential development, creating the existing street pattemn. The
design recalled the earlier Darling Gardens development at Clifton Hill, with Victoria Park intended
as an ornamental garden square, surrounded by residential properties with 33" frontages to the
park. By 1879 much of the land had been sold to David Abbott, with some lots sold to James and
John Kelly in the next year. By 1885, all the lots had been sold, and development of many of them
had begun.

Trenerry Crescent followed the line of the Yarra River and separated the larger riverside allotments from the
smaller residential subdivisions to the west. By the tumn of the century, the river frontage allotments along
Trenerry Crescent were undergoing a transformation from gentlemen's farms to industrial uses. The
Melbourne Flour Milling Company operated at the old Dight's Mill site on the Yarra from 1891, at the north
end of Trenerry Crescent, with the Shelmerdine's Yarra Hat Works and a quarry located further to the south,
both since redeveloped.

Abbotsford emerged as a centre for the textile industry during the interwar period, with much of the vacant
land between Johnson Street, Trenerry Crescent and the Yarra River developed with textile mills.” The
massive Austral Silk and Cotton Mills complex was built at the north end of Trenerry Crescent in 1927 and
the Yarra Falls Spinning Mills had also expanded in the area during the early 20th century. Their
administrative complex was built in 1919 facing Johnston Street and the landmark 1930s Byfas building was
built, facing Trenerry Crescent, to produce textiles during World War Two. The combination of these
extensive industrial complexes has a strong built character that is evident from within the Heritage Overlay
Area and from distant views down the Yarra River and the Eastern Freeway.

In the last two decades of the 20th century, these large industrial and mill buildings have gradually been
decommissioned and recycled for light industrial, commercial or residential uses.

Place History

The complex at 20-60 Trenerry Crescent comprises four buildings (six structures in total) constructed
between 1911 and the mid-1980s.

From July 1890 Arthur and Isabella Hope owned eight lots on the north side of Trenerry Crescent, which
comprised what became Turner Street, and lots to the west. Following the death of both, the lots were
transferred to George Hope and William Maclennan in 1900, who on-sold the lots individually from 1906.%

The 1901 Melbourne Metropolitan Board of Works Detail Plan (No. 1230) indicates that the subject site was
vacant at this date. In September 1909, the Abbotsford Manufacturing Company Pty Ltd purchased the lot
on the north-west corner of Trenerry Crescent and Turner Street, with a frontage of 20.1 metres (60ft) to
Trenerry Crescent.* In July 1911, William Stone, clerk, and William Saunders the Younger, malt extract
manufacturer of Vaucluse Street, Richmond, purchased the lot.”

The factory building located on the front title boundary was built in 1911 for W. Saunders & Son,
manufacturers of malt extract and cod liver oil. The industrial building to the rear, adjoining Turner Street, is
believed to have been built in the 1920s for an engineering works.®

On 24 May 1819, William Stone became the surviving proprietor, however, on the same date the property
was transferred fo W. Saunders & Son Pty Ltd, of Trenerry Crescent, Abbotsford.” From the 1910s, the lot
to the west was also under the same ownership, on separate titles.® W. Saunders & Son Pty Ltd was
described as 'Pure Malt extract and cod liver oil and Maltocrete manufacturers, agents for Zeestos' in 1920,

Gary Vines & Matthew Churchward {1992} "Northern Suburbs Factory Study’, Part One: 63.

Land Victoria {LV), Certificate of Title V:2279/ F669.

LV, Certificate of Title, V:3384/F680.

LV, Certificate of Title, V:3384/F680.

Heritage Victoria {HV) assessment of 'Esprit De Corps Complex, 40 Turner Street & 40-60 Trenerry Crescent, Abbotsford', accessed via
Hermes 13 Jul 2016.

LV, Certificate of Title, \:3384/ F6RO.

# LV, Certificates of Title, V:3694/ FG64.

oo oa W
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while billboards advertised 'Saunders' Malt Extract in 1930 (Figure 5).°

Aerial photos dating to 1966 show the saw-tooth roof of the 1911 building on the corner of Turner Street,
and the parallel gabled-roofs of the 1920s building adjacent to the river. Other buildings are visible on the
site at this date, including a tower adjacent to the 1920s building (since removed) (Figures 6 & 7).

In October 1966, Mauri Brothers and Thomson (Aust.) Pty Ltd became joint proprietors of the site, before it
was sold to Anco Plastics Pty Ltd, of 18 Trenerry Crescent, in August 1970. The property was subsequently
owned by Trenjohn Pty Ltd from 1972, and Bracebridge Pty Ltd from 1981."" In May 1982, Bracebridge Pty
Ltd consolidated the lots to form a 41.45 metre frantage to Trenerry Crescent (the current 20-60 Trenerry
Crescent)."

In 1984, architect Daryl Jackson AO designed works to accommodate the reuse of the place by the Esprit
de Corps clothing company. The development adapted the three early twentieth century buildings which
underwent some alterations, while the new structures comprised glazed links and a new
warehouse/workroom building on the north-east comer of the site. Jackson's design integrated a stylised
industrial theme appropriate to the site's history and received a citation as a finalist in the Royal Australian
Institute of Architects Presidents Award in 1985." In January 1988 the portion of land next to the river was
subdivided off. The property was owned by various companies after this date, and is currently under a 30
year lease to Citipower Pty (from 1998)."

Figure 5. A ¢ 1930s billboard in Sydney for ‘Saunders Malt Extract'
(Source: State Library of NSW, 'Billboard advertising Saunders', No. 29837).

Vines & Churchward {1992} 'Northern Suburbs Factory Study', Part Two: 246,

LV, Certificate of Title, V:3384/ F680.

LV, Certificate of Title, V:9464/ F422.

HV assessment of 'Esprit De Corps Complex, 40 Turner Street & 40-60 Trenerry Crescent, Abbotsford', accessed via Hermes 13 Jul
2016.

LV, Certificate of Title, V:9464/ F422.
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Figure 6. A detail of a 1966 aerial of Trenerry Crescent, Figure 7. Detail of a second 1966 aerial of Trenerry
showing the subject site (Source: COYL, ID. CL PIC 105). Crescent and Yarra Falls (Source: COYL, ID. YL CL Pie
104).

This place is associated with the following themes from the City of Yarra Heritage Review Thematic History
(July 1998):

4.0 Developing Local Economies

4.2  Secondary Industry
Description
The site is occupied by a complex of industrial and office buildings dating from 1911 and the 1920s. In 1984
architect Darryl Jackson AO designed additions and made alterations fo the existing buildings to
accommodate the site's re-use by the Esprit de Corps clothing company.

The 1911 building presents as a single-storey building fronting Trenerry Street (located on the Trenerry
Crescent and Turner Street title boundaries), but extends to three-storeys in height at the rear as the
building responds to the topography of the site as it slopes down towards the Yarra River. The brick building
retains a saw-tooth roof which is hidden behind parapets on the three main elevations. The facade and
parapet is rendered and overpainted. The parapet is defined by string moulds at its top and base.

Subtle Classical details are expressed in engaged pilasters that break the facade into five bays and extend
above the parapet at the entrance and corners. The central entrance (with a modern aluminum framed door)
has a later cantilevered steel porch. Either side of the entrance are pairs of timber-framed casement
windows of various sizes. The side elevations are face-brick with rows of single timber-framed casement
windows with segmental-arches. Some sills have been replaced (probably during the 1984 development).
Vents at ground level on the Turner Street elevation are also later additions dating from the 1980s. The
building terminates at the rear with a third-storey with a gabled roof and circular vents to the gabled-ends.

To the rear of the site is the original 1920s red-brick engineering works survives as a fragment as now
largely overbuilt in the 1984 works. This building approximates its original form and scale (see Figures 6 &
7) but the brickwork shows multiple stages of alterations, particularly fronting Turner Street. The windows
and sills, the entrance off Turner Street, and a large second-storey glazed addition to the rear of the building
date from the 1984 development of the site.

The 1984 works include a the adapted 1920s red-brick building on the northern boundary of the site, the
glazed walkway between this building and the 1911 building, a two-storey glazed link between the 1911 and
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1920s buildings to the east and a glazed warehouse/workroom building to the rear of the site constructed on
an exposed off-form reinforced concrete base.

b4 .,

Figure 8. An aerial of the site dating to 2010 {Snurce:.PI.anning Maps Online, 2016)

Condition and Integrity
The 1911, 1920s and 1984 buildings have been well maintained and are all in good condition.

The 1911 building retains a moderate to high level of integrity. The 1920s building has a lower level of
integrity due to various stages of alterations, most probably dating to the 1980s redevelopment of the site.
The 1984 structures retain a high level of integrity.

Comparative Analysis

This comparative analysis focuses on the 1911 building fronting Trenerry Street which is the earliest and
most intact pre- World War Il building on the site. The analysis has been informed by a search of the
Hermes database and includes places that are individually significant within a precinct-based Heritage
Overlay within the City of Yarra.

The following places are comparable in historic use, construction date or architectural style or form:

Braun, C J & Co, Shoe Manufactures Factory/Warehouse (former), later Blue Laser Jean Company,
92-94 Easey Street, Collingwood (Individually Significant within HO321)

This brick and render factory was built in 1933 in the Moderne style, with distinctive details such as the
sunburst 'keystone', stepped parapet and string mould. The former factory has now undergone a conversion
to flats but the facade remains predominantly intact.

Although the W. Saunders & Son Factory/Warehouse Complex was constructed during an earlier period, the
1911 building is comparable to the Easey Street factory in construction materials, the form and scale of the
symmetrical facade, both with stepped parapets defined by string moulds and central entrances with
flanking windows. The subject site is much grander in scale with a more dominant presence along two
streets, in comparison to the more modest Easey Street factory.

Appendices

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018



Agenda Page 255
Attachment 2 - Yarra C218 and C219 Panel Report

Yarra Planning Scheme Amendments C218 and C219 Panel Report 25 October 2017

Figure 9. 92-94 Easey Street, Collingwood following the conversion to flats ©
realestate.com

Former Factory at 40 Reid Street, Fitzroy North {Individually Significant within Precinct HO327)

Constructed between 1900 and 1915, the former factory is a single-storey red-brick construction with a
parapet, distinctive parapeted gable and single windows. Pilasters define entrances on the facade. The
factory has now been converted to apartments, with additions constructed above the saw-tooth roof level
and windows on the side elevations altered. With additions and alterations, the Edwardian fabric retains a
moderate level of integrity.

The W. Saunders & Son Factory/Warehouse Complex is a similar red-brick construction and has a
comparable application of architectural treatment, albeit in a slightly different expression. The subject site
retains a higher degree of integrity as it retains its original profile and roof form.

J

Figure 10. 40 Reid Street, Fitzroy North (© Google)

Former factory at the rear of 16 Arnold Street, Princes Hill {Individually significant within Precinct HO329)

This former factory, constructed between 1900 and 1915, is a two-storey, face-brick construction with a hipped
roof, addressing two streets. It retains a high level of integrity. The factory occupies a similar footprint to the
1911 building at the W. Saunders & Son Factory/Warehouse Complex. While their roof forms differ, they are
comparable in terms of the unadorned red-brick elevations with repetitive rows of single window placement.
The W. Saunders & Son Factory/Warehouse Complex building has more elaborate architectural treatment and
detail to the facade in comparison, but is less intact due to alterations to the windows and sills.
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Figure 11. Rear of 16 Arnold Street, Princes Hill (©Google)

Conclusion

The W. Saunders & Son Factory/Marehouse Complex has a modestly-scaled facade fronting Trenerry
Crescent but a dominant and increasing presence a long Turner Street as the buildings respond to the
topography as it slopes down towards the Yarra River. Architecturally, the 1911 former factory is typical of
factories constructed during the Edwardian period with subtle Classical expression to the Trenerry Crescent
facade.

The 1984 additions to the complex by Daryl Jackson AQ for the Esprit de Corps company are a well
resolved contextual design response to the 1911 and 1920s buildings. This design still provides an effective
integration of the various buildings on the site and is a successful example of adaptive reuse of former
industrial buildings.

Assessment Against Criteria

Following is an assessment of the place against the heritage criteria set out in Planning Practice Note 1:
Applying the Heritage Overlay (July 2015).

Criterion A: Importance to the course or pattern of our cultural or natural history (historical significance).

The place is one of the remaining examples of industrial development in Abbotsford, and particularly on
Trenerry Crescent along the Yarra River, where industrial development began from the turn of the century.
The 1911 building is of historical value as an example of an Edwardian-era factory, built for W. Saunders &
Son, who were manufacturers of malt extract and cod liver oil. The place is of historical interest as evidencing
subsequent stages of development on an industrial site, including the 1920s building which is believed to have
been built for an engineering works and the 1984 additions designed by architect Daryl Jackson for the Esprit
de Corps company.

6 Criterion E: Importance in exhibiting particular aesthetic characteristics (aesthetic significance).

The Edwardian building is of aesthetic significance for its architectural presence within the early twentieth
century industrial streetscape of Trenerry Crescent and within the riverscape of the Yarra River. The 1911
building has subtle Classical details to the facade, and respond to the topography of the site by increasing in
height and presence as the land slopes towards the Yarra River.

The new structures designed by architect Daryl Jackson AO in 1984 are of architectural interest, as an
example of the innovative adaptive re-use of a set of former factory buildings that respected the forms,
materials and architectural language of the early twentieth century industrial context.
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Statement of Significance

What is significant?
The W. Saunders & Son Factory/Warehouse Complex at 20-60 Trenerry Crescent, Abbotsfard.

The 1911 Edwardian building is of primary significance to the site. The 1984 new and adapted structures
designed by architect Darryl Jackson AO are of contributory significance to the site. Alterations and additions
that have occurred since 1984 are not significant.

How is it significant?

The W. Saunders & Son Factory/Warehouse Complex is of local historical and aesthetic significance to the
City of Yarra.

Why is it significant?

The W. Saunders & Son Factory/Warehouse Complex is of historical significance as one of the remaining
examples of the industrial development in Abbotsford, and particularly on Trenerry Crescent along the Yarra
River, where industrial development began from the turn of the century. The 1911 building is of historical value
as an externally intact example of an Edwardian-era food processing factory, built for W. Saunders & Son, who
were manufacturers of malt extract and cod liver oil. The place is of historical interest for its ability to
demonstrate subsequent stages of development on an industrial site, including the 1920s building which is
believed to have been built for an engineering works and the 1984 additions designed by architect Daryl
Jackson for the Esprit de Corps company. (Criterion A)

The Edwardian building is of aesthetic significance for its architectural presence within the early twentieth
century industrial streetscape of Trenerry Crescent and within the riverscape of the Yarra River. The 1911
building has subtle Classical details to the facade, and responds to the topography of the site by increasing in
height and presence as the land slopes towards the Yarra River. (Criterion E)

The works designed by architect Darryl Jackson in 1984 are of aesthetic interest, as an example of an
innovative adaptive re-use of former factory buildings that respects the forms, materials and architectural
language of the early twentieth century industrial context. These include the adapted red-brick building on the
northemn boundary of the site, a glazed walkway between this and the 1911 building the two-storey glazed link
between the 1911 and 1920s buildings and a glazed warehouse building to the rear of the site. The design
integrated a stylised industrial theme in consideration of the site's Edwardian and Interwar buildings. (Criterion
E)

Grading and Recommendations

It is recommended that the place continue to be included in the Heritage Overlay of the Yarra Planning
Scheme as an individually significant place within the Victoria Park Precinct, Abbotsford (HO337).

Recommendations for the Schedule to the Heritage Overlay (Clause 43.01) in the Yarra Planning Scheme:

External Paint Controls? No

Internal Alteration Controls? No

Tree Controls? MNo

Outbuildings or Fences not exempt under Clause 43.01-37 No

Prohibited Uses Permitted? No

Incorporated Plan? HO337 Precinct: Yes
Aboriginal Heritage Place? Not assessed
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Identified by:
Andrew C. Ward & Associates (May 1995), 'Collingwood Conservation Study Review'.

References:

Andrew Ward C. & Associates (May 1995), 'Collingwood Conservation Study Review'.

City of Yarra Library (COYL) Catalogue, <http://www.yarracity .vic.gov.au/Libraries/Search-the-catalogue/>,
accessed July 2016.

Graeme Butler and Associates (2007), 'City of Yarra Review of Heritage Overlay Area s, Appendix 8'.
Land Victoria, Certificates of Title.
Melbourne Metropolitan Board of Works Detail Plans

State Library of NSW, online Manuscripts, oral history & pictures collection, <http://archival-
classic.sl.nsw.gov.au/>, accessed July 2016.

Victorian Heritage Database (VHD), City of Yarra citation for 'Victoria Park Heritage Precinct', accessed July
2016.

Heritage Victoria (HV) assessment of 'Esprit De Corps Complex, 40 Turner Street & 40-60 Trenerry Crescent,
Abbotsford', accessed via Hermes 13 Jul 2016.

Vines, Gary & Matthew Churchward (1992) 'Northern Suburbs Factory Study'.
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Appendix E Panel preferred version of Amendment

DD/MMIYY
Cc219

1.0

DD/MM/YY
YY C219

2.0

DD/MMIYY
YY C219

C219

SCHEDULE 14 TO THE DEVELOPMENT PLAN OVERLAY
Shown on the planning scheme map as DPO14,
112-124 & 126-142 Trenerry Crescent, Abbotsford

This schedule applies to land generally known as:
o 112-124 Trenerry Crescent, Abbotsford
*  126-142 Trenerry Crescent, Abbotsford

Requirement before a permit is granted

A permit may be granted before a development plan has been approved 10 allow

= The use of an existing building.

= Minor buildings and works to existing buildings.

= Subdivision of land, provided that the subdivision is the result of a consolidation of all or parts
of the site or the re-subdivision of the land and the number of lots is not increased.

= Removal or creation of easements or restrictions.

= Buildings or works associated with the remediation of the land in accordance with or for the
purpose of obtaining a Certificate or Statement of Environmental Audit under the Environment
Protection Act 1970.

Before any planning permit is granted the responsible authority must be satisfied that the permit
will not prejudice the future use and development of the land in an integrated manner and will
contribute to the vision of the site.

Conditions and Requirements for Permits

Except for a permit issued as provided for under Clause 1.0, a permit must contain

conditions or requirements which give effect to the provisions and requirements of the

approved Development Plan.

In addition to any requirements in other provisions of the scheme, particularly Schedule 1 to the
Design and Development Overlay — Yarra (Birrarung) River Corridor Protection, an application
must be accompanied by the following information {as appropriate):

= The proposed uses of each building and estimated floor area for each use;

®= The number of proposed dwellings, where relevant, including the mix of residential

development densities and dwelling types;

= A design response that describes how the development responds to the vision for the site and
the design guidelines in the approved development plan;

= A visual impact assessment that provides the following:
e A 3D model of the development and its surrounds in conformity with the Department of
Environment, Land, Water and Planning Infrastructure Technical Advisory Note — 3D

Digital Modelling. Where substantial modifications are made to the proposed building
envelope, a revised 3D digital model must be submitted to the Responsible Authority

s  Site line analysis and 3D modelling of the proposed development from key view points
(such as the Yarra River corridor and Dights Falls) in the public realm to enable an
assessment of the visual impact of the development on the heritage values of the former
Austral Silk and Cotton Mills building and substation at 112-124 Trenerry Crescent
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3.0

DD/MMYY
YY C219

e Perspectives showing the visual prominence of the development [rom public vantage
points along the Yarra River corridor (including Capital City Trail, Dights Falls and Yarra
Bend Park). and to the specifications of the responsible authority;
= A Heritage Impact Statement prepared by a suitably qualified heritage consultant, which
outlines how the proposed development has regard to heritage values of the former Austral Silk
and Cotton Mills building and substation at 112-124 Trenerry Crescent, along with relevant
citations and studies;

* A car parking and traffic impact assessment that considers:

« the safe entry and exit of vehicles and how these minimise conflicts with any existing
pedestrian and cycle links

e the means proposed to promote reduced car use and promote sustainable travel including
opportunities for the provision of a car share system and Green Travel Plan initiatives that
promote sustainable transport options including the provision of on-site bicycle storage and
end-of-trip facilities

e the provision of car parking, circulation and layout of car parking, and the recommended
bicyele parking provision rates;

= A Landscape Plan;

= An acoustic report (with a particular focus on the interface with the freeway) prepared by a
suitably qualified acoustic engineer assessing, as appropriate, how the requirements of the
State Environment Protection Policy (Control of Noise from Commerce, Industry and Trade)
No. N-1, the State Environment Protection Policy (Conirol of Music Noise [rom Public
Premises) No. N-2, sleep disturbance criteria and relevant Australian Standards will be met and
must prescribe the form of acoustic treatment taking into consideration the agent of change
principle.

Requirements for Development Plan

The Development Plan must be consistent with the following Vision for the site, and be generally
in accordance with the /ndicative Framework Plan as shown in Figure 1 to the satisfaction of the
responsible authority. In addition the Development Plan must be consistent with any requirements
in other provisions of the scheme, particularly Schedule 1 to the Design and Development Overlay
— Yarra (Birrarung) River Corridor Protection.

The development plan may be prepared in stages if the responsible authority is satisfied this will
not prejudice the preparation of the development plan.

The Development Plan for any part of the development area or for any stage of development may
be amended from time to time to the satisfaction of the responsible authority.

Vision

The development will:

= support employment generating land uses whilst permitting residential uses and encouraging
mixed use activities reflective of the character of the area;

= provide a high quality architectural design, built form and landscaping response which
acknowledges the site's prominent location adjoining the Yarra River and the Eastern Freeway,
and minimise the visual impact of new buildings when viewed from the Yarra River and
adjacent public open space, bicycle and shared paths and bridge crossings;

= utilise materials that are respectful of the natural characteristics of the river corridor and
respond to the former industrial character of Trenerry Crescent;

= sensitively adapt and reuse the former Austral Silk and Cotton Mills warehouse and factory
complex and substation at 114-124 Trenerry Crescent to maintain its heritage value and robust
industrial character;

Appendices

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018



Agenda Page 261

Attachment 2 - Yarra C218 and C219 Panel Report

Yarra Planning Scheme Amendments C218 and C219 | Panel Report | 25 October 2017

= not dominate views to the former Austral Silk and Cotton Mills complex from the Yarra River
corridor;

= maintain key views to Yarra River corridor and to the western facade and appropriate views of
the upper levels of the former Austral Silk and Cotton Mills complex when viewed from
Trenerry Crescent;

= Provide appropriate opportunities for the improvement of the safety of pedestrian and cyclist
movements at the north western corner of the site.

Components

The Development Plan must include the following to the satisfaction of the responsible authority:

Existing Conditions Analysis
= A sile context analysis that identifies the key attributes ol the land, including:

topography:;

existing vegetation;

location of existing buildings and significant trees and vegetation;

existing or proposed uses and buildings on adjoining land;

the contextual relationship of the site and proposed built form to the Yarra River Corridor,
the Eastern Freeway and surrounding road network walking and cycling connections, and
public transport;

key view-lines to the site from the Yarra River corndor (including Capital City Trail,
Dights Falls and Yarra Bend Park) and the Eastern Freeway;

views through the site from Trenerry Crescent to the Yarra River Corridor; and

key views to the former Austral Silk and Cotton Mills warchouse and factory complex and
substation at 114-124 Trenerry Crescent from Trenerry Crescent.

=  An arboricultural assessment of any significant vegetation on the land, including advice on the
long term health and retention value of such vegetation.

Plans and Reports

= Asite plan(s) which shows:

the existing heritage building with any extensions and alterations;

the indicative siting and orientation of other proposed building(s) on the site and the
relationship to buildings on adjoining land;

the indicative location of car and bicycle parking areas;

the vehicle and pedestrian access locations;

the location of any areas of public open space; and

the anticipated uses of each building.

= Plans showing:

Indicative building envelopes and massing diagrams for new buildings including street
wall heights, maximum building heights, the separation distances between buildings, the
setback from the street frontage, and how the development addresses the street;

The principles for the proposed built form interface to — the Yarra River Corridor (eastemn
interface), Trenerry Crescent (western interface), the Eastern Freeway (northern interface)
and the interface with existing pedestrian/cycle links (including Capital City Trail);

Shadow diagrams of the proposed building envelopes shown in the proposed Development
Plan between 11:00am and 2:00pm on 22 June.

A Landscape Plan that includes:
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the location of landscape areas on all interfaces as appropriate, including the Yarra River
Corridor;

guidelines for landscape and fencing treatments with the Yarra River Corridor and how
this enhances the bushland character of the river corridor and protects and integrates with
existing vegetation and planting;

details on the management of landscaped areas, including sustainable irrigation treatments
such as water sensitive urban design opportunities.

= Proposed staging plan (if relevant).

= A Heritage Impact Assessment prepared for the former Austral Silk and Cotton Mills building
and substation at 112-124 Trenerry Crescent by a suitably qualified heritage consultant, that:

articulates the significance of the heritage place, its component parts, and its setting
(including in relation to the Yarra River corridor);

describes the relationship between the heritage place and any neighbouring or adjacent
heritage place/s; and

establishes principles for managing the significance of the hentage place and its
relationship with its surroundings.

= A Traffic Management Report identifying:

the safe entry and exit of vehicles and how these minimise conflicts any existing
pedestrian and cycle links:

the means proposed to promote reduced car use and promote sustainable travel mcluding
opportunities for the provision of a car share system and Green Travel Plan initiatives;

the recommended car parking and bicycle parking provision rates.

Design Guidelines
= Design guidelines for the entire site, including but not limited to:

The treatments of key interface arcas that reflect the principles for cach interface and
respond to key views;

Building materials, treatments, including reflectivity details and architectural styles
through the site;

The treatments for communal open space;

The response of the development to the heritage former Austral Silk and Cotton Mills
building and substation at 112-124 Trenerry Crescent as identified in a heritage impact
assessment prepared for the place;

The treatment of building services, including roofl top services/elements, should be
screened from the public realm.
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Figure 1 Indicative Framework Plan
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SCHEDULE 14 TO THE DEVELOPMENT PLAN OVERLAY
Shown on the planning scheme map as DPO14,
112-124 & 126-142 Trenerry Crescent, Abbotsford

This schedule applies to land generally known as:
e 112-124 Trenerry Crescent, Abbotsford
e 126-142 Trenerry Crescent, Abbotsford

1.0 Requirement before a permit is granted
E\?ngzhfg Yoa permit may be granted before a development plan has been approved to allow
*  The use of an existing building.
= Minor buildings and works to existing buildings.
= Subdivision of land, provided that the subdivision is the result of a consolidation of all or parts
of the site or the re-subdivision of the land and the number of lots is not increased.
= Removal or creation of casements or restrictions.
= Buildings or works associated with the remediation of the land in accordance with or for the
purpose of obtaining a Certificate or Statement of Environmental Audit under the Environment
Protection Act 1970,
Before any planning permit is granted the responsible authority must be satisfied that the permit
will not prejudice the future use and development of the land in an integrated manner and will
contribute to the vision of the site.
2.0 Conditions and Requirements for Permits
DD/MMYY

vy cz1g  ©xeept fora permit issued as provided for under Clause 1.0, a permit must contain

conditions or requirements which give effect to the provisions and requirements of the

approved Development Plan.

In addition to any reguirements in other provisions of the scheme, particularly Schedule 1 to the

Design and Development Overlay — Yarra (Birrarung) River Corridor Protection, an application

must be accompanied by the following information (as appropriate):

= The proposed uses of cach building and estimated floor area for cach use;

* The number of proposed dwellings, where relevant, including the mix of residential
development densities and dwelling types;

= A design response that describes how the development responds to the vision for the site and
the design guidelines in the approved development plan;

= A visual impact assessment that provides the following:

* A 3D model of the development and its surrounds in conformity with the Department of
Environment, Land, Water and Planning Infrastructure Technical ddvisory Note — 3D
Digital Modelling. Where substantial modifications are made to the proposed building
envelope, a revised 3D digital model must be submitted to the Responsible Authority

»  Site line analysis and 3D modelling of the proposed development from key view points
(such as the Yarra River corridor and Dights Falls) in the public realm to enable an
assessment of the visual impact of the development on the heritage values of the former
Austral Silk and Cotton Mills building and substation at 112-124 Trenerry Crescent

»  Perspectives showing the visual prominence of the development from public vantage
points along the Yarra River corridor (including Capital City Trail, Dights Falls and Yarra
Bend Park), to the specifications of the responsible authority;
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3.0

DD/MMYY
YY C219

* A Hertage Impact Statement prepared by a suitably qualified heritage consultant, which
outlings how the proposed development has regard to heritage values of the former Austral Silk
and Cotton Mills building and substation at 112-124 Trenerry Crescent, along with relevant
citations and studies;

A car parking and traffic impact assessment that considers:

o the safe entry and exit of vehicles and how these minimise conflicts with any existing
pedestrian and cycle links

s the means proposed to promote reduced car use and promote sustainable travel including
opportunities for the provision of a car share system and Green Travel Plan initiatives that
promote sustainable transport options including the provision of on-site bicycle storage and
end-of-trip facilitics

o the provision of car parking, circulation and layout of car parking, and the recommended
bicycle parking provision rates;

e (he impact of any additional traffic on the surrounding road network, and how any
necessary mitigation measures should be hddressed|

* A Landscape Plan that includes;

s proposed landscape treatments with the Yarra River Corridor and how this enhances the
bushland character of the river corridor and protects and integrates with existing vegetation

and planting]

* An acoustic report (with a particular focus on the interface with the freeway) prepared by a
suitably qualified acoustic engincer asscssing, as appropriate, how the requirements of the
State Environment Protection Policy (Control of Noise from Commerce, Industry and Trade)
No. N-1, the State Environment Protection Policy {Control of Music Noise from Public
Premises) No. N-2, sleep disturbance criteria and relevant Australian Standards will be met and
must preseribe the form of acoustic treatment iaking into consideration the agent of change
principle.

Requirements for Development Plan

The Development Plan must be consistent with the following Vision for the site, and be generally

in accordance with the Indicarive Framework Plan as shown in Figure | to the satisfaction of the

responsible authority. In addition the Development Plan must be consistent with any requirements

in other provisions of the scheme, particularly Schedule 1 to the Design and Development Overlay
Yarra (Birrarung) River Corridor Protection,

The development plan may be prepared in stages if the responsible authority is satisfied this will
not prejudice the preparation of the development plan.

The Development Plan for any part of the development arca or for any stage of development may
be amended from time to time to the satisfaction of the responsible authority,

Vision

The development will:

= support employment generating land uses whilst permitting residential uses and encouraging
mixed use activities reflective of the character of the area;

* provide a high quality architectural design, built form and landscaping response which
acknowledges the site’s prominent location adjoining the Yarra River and the Eastern Freeway,
and minimise the visual impact of new buildings when viewed from the Yarra River and
adjacent public open space, bicycle and shared paths and bridge crossings;

* utilise materials that are respectful of the natural characteristics of the river corridor and
respond to the former industrial character of Trenerry Creseent;

e { Comment [BE1]: Change 1

.| Comment [BE2]: Form and content —

Change 14
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sensitively adapt and reuse the former Austral Silk and Cotton Mills warechouse and factory
complex and substation at 114-124 Trenerry Crescent to maintain its heritage value and robust
industrial character;

not dominate views to the former Austral Silk and Cotton Mills complex from the Yarra River
corridor;

maintain key views to Yarra River corridor and to the western facade and appropriate views of
the upper levels of the former Austral Silk and Cotton Mills complex when viewed from
Trenerry Crescent:

Provide appropriate opportunities for the improvement of the safety of pedestrian and cyclist
movements at the north western corner of the site;-

Explore the potential for a publicly accessible shared link as identified on the Indicative
Framework E@

Components

The Development Plan must include the following to the satisfaction of the responsible authority:
Existing Conditions Analysis

A site context analysis that identifics the key attributes of the land, including:

*  topography;

»  existing vegetation;

* location of existing buildings and significant trees and vegetation;

»  existing or proposed uses and buildings on adjoining land;

» the contextual relationship of the site and proposed built form to the Yarra River Corridor,
the Eastern Freeway and surrounding road network walking and cycling connections, and
public transport;

»  key view-lines to the site from the Yarra River corridor (including Capital City Trail,
Dights Falls and Yarra Bend Park) and the Eastern Freeway:

»  views through the sitc from Trenerry Crescent to the Yarra River Corridor; and

s key views to the former Austral Silk and Cotton Mills warchouse and factory complex and
substation at 1124-124 Trenerry Crescent from Trenerry Crescent.

An arboricultural assessment of any significant vegetation on the land, including advice on the
long term health and retention value of such vegetation.

Plans and Reports

A site plan{s) which shows:
» the existing heritage building with any extensions and alterations;

o the indicative siting and orientation of other proposed building(s) on the site and the
relationship to buildings on adjoining land;

o the indicative location of car and bicycle parking arcas;

»  the vehicle and pedestrian access locations;

e the location of any arcas of public open space; and

*  the anticipated uses of each building.

Plans showing:

o Indicative building envelopes and massing diagrams for new buildings including street
wall heights, maximum building heights, the separation distances between buildings, the
sethack from the street frontage, and how the development addresses the street;

| Comment [BE3]: Change 9
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The principles for the proposed built form interface to— the Yarra River Corridor (eastern
interface), Trenerry Crescent (western interface), the Fastern Freeway (northern interface)
and the interface with existing pedestrian/cyele links (including Capital City Trail);
Shadow diagrams of the proposed building envelopes shown in the proposed Development
Plan between 11:00am and 2:00pm on 22 June.

A Landscape Plan that includes:

the location of landscaped areas on all interfaces as appropriate, including the Yarra River
Corridor;

guidelines for landscape and fencing treatments with the Yarra River Corridor and how
this enhances the bushland character of the river corridor and protects and integrates with
existing vegetation and planting;

details on the management of landscaped areas, including sustainable irrigation treatments
such as water sensitive urban design opportunities.

= Proposed staging plan (if relevant).

» A Heritage Impact Assessment prepared for the former Austral Silk and Cotton Mills building
and substation at 112-124 Trenerry Crescent by a suitably qualified heritage consultant, that:

articulates the significance of the heritage place, its component parts, and its setting
{including in relation to the Yarra River corridor);

deseribes the relationship between the heritage place and any neighbouring or adjacent
heritage place/s; and

cslablishes principles for managing the significance of the heritage place and ils
relationship with its surroundings.

» A Traffic Management Report identifving:

the safe entry and exit of vchicles and how these minimise conflicts any existing
pedestrian and cycle links;

the means proposed to promote reduced car use and promote sustainable travel including
opportunitics for the provision of a car share system and Green Travel Plan initiatives;

the recommended car parking and bicycle parking provision rates;

other mitigation measures identified through a traffic and car parkin ot} -

Design Guidelines
= Design guidelines for the entire site, including but not limited to:

The treatments of key interface areas that reflect the principles for each interface and
respond to key views;

Building materials, treatments, including reflectivity details and architectural styles
through the site;

The treatments for communal open space;

The response of the development to the heritage values of the former Austral Silk and
Cotton Mills building and substation at 112-124 Trenerry Crescent as identified in a
heritage impact assessment prepared for the place;

The treatment of building services, including roof top services/clements, should be
sereened from the public realm.

{ Comment [BE4]: Change 1a
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Figure 1 Indicative Framework Plan
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Level 3, 124 Exhibition Street
[GPO Box 2634, Melbourne 3001]
Melbourne, Victoria 3000

e: enquiries@gjmheritage.com
w: gimheritage.com

Memorandum of Advice

Heritage Advice: Heritage Implications of Yarra Planning Scheme Amendments C218 and C219
Prepared for: Evan Burman, Strategic Planner, City of Yarra
Date: 25 January 2018 File: 2018-005

1. Introduction

Proponent-led Planning Scheme Amendments to facilitate the redevelopment of two sites on Trenerry Crescent,
Abbotsford — at 18-62 Trenerry Crescent and 112-142 Trenerry Crescent — are currently being considered by the
City of Yarra {Council).

GJM Heritage (GIJM) provided advice on these amendments in May 2017 and Jim Gard’ner, Director of GIM
provided expert evidence to Planning Panels Victoria (Panel) in August 2017. Prior to this, in July 2016, GIM
prepared Heritage Citations and Statements of Significance for two former industrial properties affected by
Amendments C218 (18-62 Trenerry Crescent) and C219 (112-124 and 126-142 Trenerry Crescent).

Panel issued its report into Amendments C218 and C219 on 25 October 2017, which recommended a number
of changes to the amendments that were contrary to the position of Council and the evidence provided by its
expert witness. Council officers have now prepared a preferred Framework Plan for C218 and a preferred
Indicative Framework Plan for C219 for Council consideration and adoption.

Council has requested GJM to undertake the following work:

1. Review Panel’s recommended Heritage Citation and Statement of Significance for 18-62 Trenerry
Crescent, Abbotsford.
2. Review the Panel-recommended Framework Plan within the C218 Incorporated Plan compared to
Council’s preferred plan, particularly:
¢ The facades recommended for retention and the wording in the legend
¢ The setback distance from the fagade — noting that Council is seeking to reinstated the 6m setback
in their preferred plan.
3. Review the Panel-recommended Indicative Framework Plan within the Schedule to the DPO (C219)
against Council’s preferred plan, specifically:
e The pink building envelope on northern edge of building
s Removal of the height limit from the rear interface (which Council is seeking to reinstate in their
preferred plan)
e Theinterface at the northern edge of the main building to ‘Maintain Key Views to Heritage Fagades’.

These matters have been considered in the context of the Panel Report and the expert evidence prepared by
Jim Gard’ner, Peter Lovell, Bryce Raworth and Bruce Trethowan.

gard’ner jarman martin 1
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We note that although Panel frequently use the term ‘preferred’ to describe their recommended form of the
Heritage Citation or Framework Plans, this memorandum uses the term ‘recommended’ for Panel’s version and
‘preferred’ for Council’s revised version of the documentation.

2. Background

The subject sites (18-62 Trenerry Crescent and 112-142 Trenerry Crescent) are located on the eastern side of
Trenerry Crescent, Abbotsford, and are bound to the east by the Yarra River. The majority of Trenerry Crescent
is subject to HO337 - Victoria Park Precinct.

2.1 Trenerry Crescent

Trenerry Crescent extends generally in a north-south direction from the Eastern Freeway to Johnston Street. It
follows the line of the Yarra River and demonstrates very different characteristics on its eastern and western
sides, with the western side of typified by single-storey Victorian and Edwardian-era dwellings and Victoria Park
Oval and the eastern side occupied by a number of late-nineteenth and early-twentieth century former factory
buildings. These buildings were deliberately located on the banks of the Yarra River to provide access to water
and to allow the easy disposal of liquid waste. Industrial activity in this part of the Yarra dates back to the mid-
nineteenth century and the construction of Dights Mill (from 1838) and the associated weir to power the mill,
which is now a popular recreational reserve. The former factory and industrial buildings have now been
converted to office or multi-unit residential uses.
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Figure 1. Approximate locations of 18-62 Trenerry Crescent (blue) 112-124 Trenerry Crescent (orange) 126-142 Trenerry
Crescent (red) (Google Maps, accessed 19 January 2017)

2.2 18-62 Trenerry Crescent

The Former W. Saunders & Son Factory/Warehouse Complex was constructed between 1911 and the 1920s for
the extraction of malt and cod liver oil. The building located towards the Yarra River on Turner Street was
constructed in the 1920s. In 1984, renowned architect Daryl Jackson AO designed additions as part of the

gard’ner jarman martin 2
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adaptive reuse of the complex for the offices of fashion house Esprit de Corps. In 1985 the Jackson-designed
alterations and additions were recognised by a Royal Australian Institute of Architects President’s Award Citation.

The 1911 building and the 1984 additions are of high integrity and are in good condition. Having undergone later
additions, the 1920s structures are of lower integrity. The 1984 conversion of the complex remains a respected
example of early adaptive reuse of industrial buildings and demonstrates a sophisticated integration of
contemporary additions - in this case as lightweight pavilions and linking elements.

The principal public realm views of the complex are afforded from Trenerry Crescent and Turner Street. Glimpses
of the complex — in particular the Jackson-designed additions —are visible from the Yarra River Trail.

The Former W. Saunders & Son Factory/Warehouse Complex (later Esprit de Corps offices) is identified as
‘Individually Significant’ in City of Yarra Review of Heritage Overlay Areas 2007 - Appendix 8, an Incorporated
Document pursuant to Clause 81.1 of the Yarra Planning Scheme (Appendix 8).
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Figure 2. 18-62 Trenerry Crescent, Abbotsford (23 Dec 2016, ©@nearmap)

KEY: Boundary — dashed blue line
1911-1920s brick factory structures shaded in red
1984 Esprit de Corps structures shaded in yellow

2.3 112-142 Trenerry Crescent

The former Austral Silk and Cotton Mills Factory/Warehouse Complex is a substantial four-storey brick factory
building constructed in 1927. The same Stripped Classical architectural treatment has been utilised on all four
facades of the building, reflecting the fact that it was designed to be seen in the round as the dominant element
within a large factory complex. A single-storey sub-station building in the same style is located immediately to
the north of the main building and a two-storey link structure connects the factory/warehouse to the property
to the south. The land to the north of the four-storey building was occupied by factory buildings with saw-tooth
roofs until at least 1966 and now houses car parking and the Australian Education Union (AEU) building at 126-
142 Trenerry Crescent.

gard’ner jarman martin 3
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The factory/warehouse building is of a moderate to high level of intactness with changes to the exterior form
largely being limited to a lightweight roof-top addition and the removal of a single-storey element on the
Trenerry Crescent fagade and its replacement with a rendered wall and portico entrance.

The north and west elevations of the building (including the single-storey sub-station building) are the dominant
features of the Trenerry Crescent streetscape north of Victoria Park (Abbot Street). The prominent ridge top
location and the scale of the building make it a landmark feature when viewed from Trenerry Crescent adjacent
to the Dights Falls Reserve, from the Yarra River Trail, and from the Dights Mill site itself.

The Former Austral Silk and Cotton Mills Factory/Warehouse Complex is identified as ‘Individually Significant’ in
Appendix 8.

126-142 Trenerry Crescent is occupied by the AEU building. This building was constructed in the 1980s in a Post-
modern style. An at-grade car park occupies what was once the northern part of the Austral Silk and Cotton Mills
Factory/Warehouse Complex.

Only the southern part of 126-142 Trenerry Crescent falls within the extent of HO337. The building is not
identified as being either ‘Contributory’ or ‘Individually Significant’ within the precinct.

. : ;
curmant - Clear  ehapge

Figure 3:112-124 & 126-142 Trenerry Crescent, Abbotsford (23 Dec 2016, ©nearmap)

KEY: Boundary — dashed blue line
Main Austral Silk and Cotton Mills Factory/Warehouse shaded in red
Two-storey link structure shaded in yellow
Substation shaded in orange
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2.4 Current Planning Controls

Both sites are currently within the Commercial 2 Zone (C22) of the Yarra Planning Scheme and are subject to the
Design and Development Overlay - Schedule 1 (DDO1) and the Environmental Significance Overlay - Schedule 1
(ESO1). 18-62 Trenerry Crescent, 112-124 Trenerry Crescent and the southern part of 126-142 Trenerry Crescent
are subject to the Heritage Overlay (HO337 - Victoria Park Precinct). Part of 18-62 Trenerry Crescent is also
affected by the Land Subject to Inundation Overlay (LSIO). Both sites are identified as Areas of Aboriginal Cultural

Heritage Sensitivity.
Name of Aboriginal

Prohibited
Incorporated Plan heritage

Outbuildings Included on

Internal Tree

PS Map Heritage Place External
Ref Paint Alteratio Controls or fences the Victorian uses may
Control n Apply? which are Not | Heritage be under Clause place?
s Controls exempt under | Register permitted? = 43.01-2
Apply? Apply? Clause 43.01- | under the
37 Heritage Act
18957
HO337 | Victoria Park No No No No No No Incorporated MNo
Precinct, Plan under the
Abbotsford provisions of
clause 43.01
Heritage
Overlay,

Planning permit
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2014

Figure 4. Extract from the Schedule to the Heritage Overlay (Yarra Planning Scheme, accessed 11 Jan 2017)

The Schedule to the Heritage Overlay (Figure 4) does not apply External Paint Controls, Tree Controls or Internal
Alteration Controls, but HO337 is subject to an Incorporated Plan containing planning permit exemptions (dated

July 2014).
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3. Heritage Citation and Statement of Significance - 18-62 Trenerry Crescent,
Abbotsford

GJM has been requested to review Panel’s recommended Heritage Citation and Statement of Significance for
18-62 Trenerry Crescent, Abbotsford.

3.1 Background

Although identified as ‘Individually Significant’ within the HO337, no Statement of Significance had been
prepared for 18-62 Trenerry Crescent prior to the July 2016 citation prepared by GJM. The contents of the
citation and Statement of Significance were addressed by Messrs. Lovell and Raworth in their expert evidence
to Panel.

The citation identified that the 1984 additions and alterations by architect Daryl Jackson AO contributed to the
significance of the place. Mr Raworth disagreed with this assertion concluding that no significance could be
attributed to the 1980s work, describing these additions as being of ‘modest interest’!. Mr Raworth also asserted
that the property as a whole did not warrant its ‘Individually Significant’ grading and should more appropriately
be identified in Appendix 8 as ‘Contributory’.

Mr Lovell’s assessment was that the heritage place warranted its ‘Individually Significant’ grading in Appendix 8,
but in relation to the 1984 works stated “...that while recognised at the time in architectural circles and of
interest, they are not works which warrant elevation in assigning significance to this place”?. While Mr Lovell
only attributed ‘primary significance’ to the 1911 building, Mr Lovell did acknowledge that the 1984 works are
of ‘contributory significance’ to the site, and this is reflected in the amended Statement of Significance provided
as part of his evidence.

Panel recommended that Mr Lovell’s amended citation, which graded the heritage place ‘Individually Significant’,
be adopted by Council for 18-62 Trenerry Crescent, Abbotsford.

3.2 GJM Commentary and Advice

In response to Panel’s recommendation GJM has reviewed the Statement of Significance in Appendix D of the
Panel Report. It is our view that revised Statement of Significance adequately describes the heritage place,
including the contribution the 1984 additions and alterations make to its significance.

Having said that, we recommend that the following minor amendments be made:

Integrity

Page 1: Mr Lovell has changed the integrity of the 1920s building from moderate to low, however in our
opinion the integrity of the 1920s building should be considered as moderate as the building retains its
original form and scale despite alterations to openings on the Turner Street facade and the addition to
rear. We recommend the integrity of this element be described as ‘moderate’.

118-62 Trenerry Crescent Abbotsford - Expert Witness Statement to Panel Amendment C218 to the Yarra Planning Scheme, 4 August
2017 (Bryce Raworth), para. 35.

2 City of Yarra Amendment C218, Statement of Heritage Evidence and Report to Planning Panel 18-62 Trenerry Crescent, Abbotsford,
August 2017 (Peter Lovell), p. 23.
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Place History

Page 3: The first sentence of the Place History states, ‘The complex ... comprises four buildings...”. This
needs to be clarified to state that these four buildings are comprised of the 1911 building, 1920s building,
1984 building towards the Yarra River, the extensively remodelled 1920s building to the north and the
1984 entrance and linking elements.

Page 4: The final paragraph states, ‘The development adapted the three (replacing GIM ‘two’) early
twentieth century buildings...”. This should clarify that these are the 1920s building on the corner of
Trenerry Crescent and Turner Street, the 1911 building on Turner Street and the building to the north.

Assessment against Criteria

Pages 8-9: The word ‘interest” was introduced into the citation by Mr Lovell a number of times. This term
has no recognised meaning in the context of Planning Practice Note 1: Applying the Heritage Overlay
{July 2015) and should be replaced with the word ‘value’ or ‘significance’ (as relevant) to assert heritage
value.

Page 9: In the final paragraph ‘1911’ should be deleted and ‘respond’ replaced by ‘responds’.

Statement of Significance

Page 10: Under ‘What is significant? the statement ‘The 1984 new and adapted structures...” needs
clarifying and should read ‘The new 1984 structures and the 1984 adaption of the 1920s building ... are
of contributory significance to the site’.

Page 10: Under ‘Why is it significant?, second paragraph, delete ‘1911".

An amended version of the Heritage Citation that incorporates the changes recommended by Peter Lovell and
the amendments noted above is provided at Appendix 1. As per the original citation prepared by GIM for the
heritage place and that recommended by Panel, the property has been addressed as 20-60 Trenerry Crescent,
Abbotsford.

4, Amendment C218 (18-62 Trenerry Crescent)

GJM has been requested to review the Framework Plan within the C218 Incorporated Plan recommended by
Panel as compared to Council’s preferred plan, particularly in respect of the facades recommended for retention,
the wording in the legend, and the setback distance from the fagade.

This review is limited to a consideration of the Panel-recommended and Council-preferred Framework Plan and
does not involve a detailed review of the written Schedule to the Incorporated Plan Overlay.

In Appendix C of their report, Panel provided a recommended version of the Framework Plan (Figure 7), which
substantially amended the exhibited version (Figure 6). This has subsequently been further modified by Council
as their preferred plan for adoption (Figure 8).

The comments provided below are based on the assumption that any development on the site will demolish the
maximum extent of heritage fabric allowed under the plan and will build to the maximum massing allowable.
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Figure 6. Framework Plan — as exhibited
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Figure 7. Framework Plan - Panel recommended version
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4.1 Framework Plan as Exhibited

Detailed commentary on the exhibited Framework Plan was provided in expert evidence and is discussed in the
Panel Report. It is not repeated in this memorandum.

4.2 Framework Plan recommended by Panel

Panel’s recommended Framework Plan complies with the setbacks identified in DDO1, however we note that
the Panel version states that building heights within the Area Boundary for DDO1 - Area C are preferred
maximum heights, contradicting DDO1 which states that these are mandatory maximum heights. This
inconsistency should be corrected prior to adoption and approval of the amendment to avoid contradictory
controls.

The Panel-recommended plan increases the amount of fabric of the Trenerry Crescent fagade required to be
retained by requiring that “...so much of the return on Trenerry Crescent and Turner Street as necessary to
support the retained wall.”* However, we note that with modern construction techniques for retaining facades
this means that the return depth may be no more than the thickness of the masonry wall itself.

Other changes made to the exhibited Framework Plan recommended by Panel will, in our view, have a
detrimental impact of the cultural heritage significance of both 18-62 Trenerry Crescent and the contribution it
makes to the Victoria Park Precinct (HO337). These impacts include:

* Removal of the requirement to retain the Turner Street fagade of the 1920s building

¢ Reduced requirement to retain return walls of both the 1911 and 1920s buildings on Turner Street

¢ Reduced setback behind the retained fagade of the 1911 building from 3m to a height of 23m and a
further 3m to the height to 25m, to 2m.

These changes are contrary to the heritage provisions of the Yarra Planning Scheme as they allow the complete
demolition of all the heritage fabric that has been identified as being of contributory significance (that is the
1920s structures and the 1984 additions and alterations) in Panel’s recommended Statement of Significance.

In relation to new built form, the reduction in the setback behind the retained fagade of the 1911 building from
3m to 2m further increases the likelihood that the new development will not be visually recessive and will
dominate the heritage place.

4.3 Council’s preferred Framework Plan

In response to the Panel Report, Council has prepared an amended Framework Plan (Figure 8). This document
reflects the increased setbacks from the Yarra River recommended by Panel and retains the heritage elevations
of the 1911 building facing both Trenerry Crescent and Turner Street, including return elevations on both streets.

Council’s preferred Framework Plan also encourages the retention of the Turner Street elevation and the returns
of this building, including the Daryl Jackson adaptation to the end of this building facing the Yarra River (Figure
10). In addition, the Council-preferred Framework Plan draws on Mr Gard’'ner’s evidence that a minimum 6m
setback from the retain heritage fabric is necessary to retain the cultural heritage significance of the place (Figure
9).

? panel Repart - Yarra Planning Scheme Amendments €218 and C219, 25 October 2017, p. 42.
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r; : . y r p ~
Figure 9. Figure 23 from Mr Gard’'ner’s evidence showing minimum acceptable setbacks, roof retention and fagade
retention (including the 1984 link structure and projecting elements on Yarra River elevation of the 1920s factory
building)
KEY:  oreeeeens minimum set back (6m) roof to be retained — — — - facade to be retained

4.3.1 Retention of Heritage Fabric

Consistent with Mr Gard’ner’s evidence — and in the absence of any analysis or justification in the Panel Report
for the rejection of Council’s position — it is our view that the Panel-recommended Framework Plan will allow
the demolition of the vast majority of the significant and contributory fabric in an industrial complex that is
identified as being ‘Individually Significant’. We are of the view that the amount of fabric sought to be retained
in the Panel-recommended Framework Plan is insufficient to ensure the cultural heritage significance of the
place is conserved. We therefore support the retention of historic fabric of both primary and contributory
significance to the heritage place, as broadly articulated in Council’s preferred plan. This approach will serve to
retain some elements, however modest, of the Jackson designed works that are identified in Panel’s
recommended version of the Heritage Citation as being of ‘contributory significance’ to the site.

Itis our view that the Council-preferred Framework Plan should not just ‘Encourage Retention of Other Heritage
Fabric’ on Turner Street but require that this fabric be retained. The loss of this fabric will remove any record of
the history of development on this site beyond its original 1911 form and would result in the complete removal
of all fabric that is identified as ‘contributory’ in the Panel-recommended version of the Heritage Citation for the
place. Council’s preferred plan allows for the demolition of much fabric of primary and contributory significance,
and it is therefore our view that it is reasonable to require that future development retain the Turner Street
facades and the return wall facing the Yarra River (including the 1920s and 1984 works) in order to conserve a
physical record of the historic development of the site.

In addition, we recommend that Council require the retention of the glazed link element on Turner Street
between the 1911 and 1920s building that was designed by Daryl Jackson (Figure 11). This element is already
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designed to provide vehicle access and could readily be adapted to meet the requirements of the new
development.

Figure 10. 1984 additons to the 1920s building on Turner Street facing Figure 11. 1984 glazed link on Turner
the Yarra River Street

4.3.2 Proposed Sethack for Upper Level Development

In the absence of any analysis or justification in the Panel Report for the recommended 2m upper level setbacks,
it remains our view that the ém setback for upper level development in Council’s preferred plan represents the
minimum depth necessary to retain the perception of the three-dimensional form and depth of the heritage
structures in the streetscape. A lesser setback will result in facadism, where the heritage building has no depth
beyond the thickness of the wall itself. The 6m depth has been informed by analysis of the historic fabric,
particularly the architectural form of the 1911 building that is identified as being of ‘primary significance’. The
6m depth equates to the architectural module of the 1911 building as evidenced by the solid wall separating the
grouped windows on the Turner Street and courtyard elevations and the structural bays of the saw-tooth roof.

It is our view that a lesser setback, such as those as recommended by Panel, will not achieve the following
objectives of Clause 22.02:

e To conserve the historic fabric and maintain the integrity of places of cultural heritage
significance.
e Topreserve the scale and pattern of streetscapes in heritage places.

A development that is not adequately set back from the retained heritage facades is not considered to meet the
policy at Clause 22.02-5.7.1 (General), which is to:

Encourage the design of new development and alterations and additions to a heritage place or a
contributory element to a heritage place to:

e Respect the scale and form of the existing heritage place or contributory elements to the heritage
place by being set back from the lower built form elements. Each higher element should be set
further back from lower heritage built forms.

e Respect the pattern, rhythm, orientation to the street, spatial characteristics, fenestration, roof
form, materials and heritage character of the surrounding historic streetscape.
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e Be articulated and massed to correspond with the prevailing building form of the heritage place
or contributory elements to the heritage place.
e Bevisually recessive and not dominate the heritage place.

In addition, it is our view that a lesser setback is inadequate to achieve the policy at Clause 22.02-5.7.2 (Industrial,
Commercial and Retail Heritage Place or Contributory Elements), which is to:

Encourage new upper level additions and works to:

s Respect the scale and form of the existing heritage place or contributory elements to the heritage
place by being set back from the lower built form elements. Each higher element should be set
further back from lower heritage built forms.

Itis also our view that the Panel-recommended Framework Plan fails to achieve the following purposes of Clause
43.01 - Heritage Overlay:

e To conserve and enhance heritage places of natural or cultural significance.
e Toconserve and enhance those elements which contribute to the significance of heritage places.
¢ To ensure that development does not adversely affect the significance of heritage places.

While the extent of demolition and the 6m setback proposed in the Council-preferred version of the Framework
Plan will not create an ideal heritage outcome, it does represent the minimum necessary to retain a meaningful
amount of the heritage fabric to ensure the contribution the place makes to the Victoria Park Precinct is
conserved.

4.3.3 Application of Mandatory Controls

It is our view that the application of a mandatory upper level sethack is reasonable in this case. We note that
Panel’s recommended version of the Framework Plan has a 2m preferred setback. In our view, this is likely to
lead to upper level setbacks of no greater than 2m, which will reduce the three-dimensional form of the heritage
buildings to a thin veneer applied to the elevations of the new development.

The guidance provided in Planning Practice Note 60: The role of mandatory provisions in planning schemes (June
2015) notes that mandatory controls are the exception. The Practice Note provides a number of criteria for the
use of mandatory controls (including those for building setbacks) “...to assess whether or not the benefits of any
proposed mandatory provision outweigh any loss of opportunity and the flexibility...”.

It is our view that the criteria for the application of a mandatory control is met because a lesser distance will not
adequately conserve the cultural heritage significance of this ‘Individually Significant’ place, nor will it retain an
appreciation of the three-dimensional form of the heritage buildings when viewed from the public realm. Noting
this, we consider it reasonable to allow open balconies to encroach into a mandatory 6m setback.

4.3.4 Framework Plan Legend

The wording of the legend is considered to be broadly reasonable in the various iterations of the Incorporated
Plan, noting that the Panel-recommended version adds the word ‘preferred’ to the descriptions of maximum
height and minimum setback. The appropriateness of mandatory setback controls is discussed in section 4.3.3
above.

We recommend that Council’s preferred plan remove the qualifying statement in relation to retained heritage
fabric being “Subject to detailed heritage and structural advice”. The heritage structures are in good condition
and there is no apparent reason why they should not be retained as part of any redevelopment. The onus should
be on the developer to undertake any structural work necessary to retain the relatively small amount of fabric
that the Framework Plan requires.
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The wording of the 6m minimum setback could also be amended as it is currently unclear if the setback should
be applied if the heritage fagade of the 1920s building is demolished.

5. Heritage Citation and Statement of Significance — 112-124 Trenerry Crescent,
Abbotsford

Panel has recommended the adoption of the Heritage Citation and Statement of Significance for the Austral Silk
and Cotton Mills (Austral) prepared by GIM and therefore no changes to this document are recommended.

6. Amendment €219 (112-124 and 126-142 Trenerry Crescent)

GJM has been requested to review Panel’s recommended Indicative Framewaork Plan within the Schedule to the
DPO (C219) and Council’s preferred Indicative Framework Plan, specifically:

e The pink building envelope on the northern edge of the heritage building

¢ Removal of height limits from the rear interface (which Council proposes to reinstate)

e Theinterface at the northern edge of the main building to ‘Maintain Key Views to Heritage
Fagades’.

The following advice is limited to a consideration of the Indicative Framework Plan and does notinvolve a review
of the written Schedule to DPO14.

In Appendix E of their report, Panel provided their recommended version of the Indicative Framework Plan
(Figure 13), which amended the exhibited version (Figure 12). This has subsequently been further modified by
Council as their preferred plan for adoption (Figure 14).

The following comments are based on the assumption that any development on the site will demolish the
maximum extent of heritage fabric allowed under the plan and will build to the maximum massing allowable.
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Figure 12. Indicative Framework Plan - as exhibited
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Figure 14. Indicative Framework Plan — Council's preferred plan

6.1 Indicative Framework Plan as Exhibited

Detailed commentary on the exhibited Indicative Framework Plan was provided in expert evidence and is
discussed in the Panel Report. It is not repeated in this memorandum.

6.2 Indicative Framework Plan recommended by Panel

It appears that Panel’s recommended Indicative Framework Plan fails to acknowledge the setback and height
requirements of DDO1 resulting in a plan that would contradict the requirements for Area C of DDO1. Like
Panel’s recommended Framework Plan for Amendment C218, the Indicative Framework Plan for C219 states
that the 25m building height within the Area Boundary for DDO1 — Area C is a preferred maximum height. This
contradicts DDO1, which contains mandatory maximum heights. These oversights should be corrected prior to
the adoption or approval of the amendment to avoid contradictory controls. The Panel-recommended version
of DPO14 removes the building height plan included in the exhibited version of the amendment.

Panel’s recommended Indicative Framework Plan removes the requirement for a ‘landscape treatment interface’
along the Trenerry Street boundary, however this is not considered to have any adverse impact on the heritage
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significance of the former Austral Silk and Cotton Mills Factory/Warehouse Complex and is consistent with the
expert evidence provided.

Panel also identified key views to the former Austral Silk and Cotton Mills Factory/Warehouse Complex
comprising three from Trenerry Crescent to the west, one from what appears to be the north side of Trenerry
Crescent opposite the Dights Falls Reserve car park, one from Dights Falls itself, and one from Yarra Bend Park.
These are generally considered appropriate, subject to the modification identified at 6.3 below.

6.2.1 The interface of the proposed building envelope at the northern edge of heritage building

The Indicative Framework Plan recommended by Panel removes the requirement for a 20m building separation
between the former Austral Silk and Cotton Mills Factory/Warehouse and any new development and introduces
the ability to build against the northern elevation of the heritage building. The objective in the legend states
that it is only necessary to “Maintain views to the upper levels of the heritage facade / development to respect
the heritage building”. These changes are likely to result in new development that obscures an appreciation of
the former Austral Silk and Cotton Mills Factory/Warehouse from the north and would mean that the building
can no longer be viewed in the round. It is our view that a development constructed to the north of the heritage
building in accordance with the recommended Indicative Framework Plan is unacceptable in heritage terms.

6.2.2 Removal of the height limit from the rear interface

Panel’s recommended Indicative Framework Plan explicitly introduces the ability to construct a new building
east of the former Austral Silk and Cotton Mills Factory/Warehouse, which may obstruct key views of the
heritage building from Dights Falls Reserve and Yarra Bend Park. In his evidence, Mr Trethowan stated that any
new development east of the heritage building should be limited to one-storey in height and should be set back
from the existing eastern facade by 2m®*. Mr Gard’ner’s evidence suggested that development to a height of
approx. 8m (i.e. the height of the top of the second row of windows on the eastern facade) would be acceptable
in heritage terms® (see Figure 15).

It is our view that a discretionary height control of 8m is necessary to ensure that the height of any new
development east of the former Austral Silk and Cotton Mills Factory/Warehouse does not reduce its landmark
qualities and visual prominence when viewed from key public vantage points along the Yarra River. The notation
in the legend of the Panel-recommended Indicative Framework Plan does not adequately define what
constitutes the ‘upper levels’ of the heritage building and could be taken to mean only the upper one or two
floors of the building.

4 Expert Witness Statement (Heritage) for 112-124 and 126-142 Trennery Crescent Abbotsford, 7 August 2017 (Bruce Trethowan), paras
62-63.

= Expert Witness Statement — Heritage for Yarra Amendments C218 and €219, 3 August 2017 (Jim Gard'ner), p.35.
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Figure 15. 112-124 Trnerry Crecent— rm Dlght Falls Reserve (arrow indicates maximum height of new built form to
the east) — Figure 22 from Mr Gard'ner’s evidence.

6.3 Council’s preferred Indicative Framework Plan

In response to the Panel Report, Council officers have prepared an amended Indicative Framework Plan (Figure
14) which ensures consistency with DDO1. It also removes the key view from the north side of Trenerry Crescent,
opposite the Dights Falls Reserve car park, which we consider reasonable as this is not a key public realm location
from which the public are likely to view the heritage building.

6.3.1 Retention of Heritage Fabric

Mr Trethowan, the proponent’s expert witness, recommended increased retention of heritage fabric including
the two-storey link structure to the south of the former Austral Silk and Cotton Mills Factory/Warehouse and
the remnants of the brick wall of the 1930s saw-tooth roof buildings that now form the site’s Trenerry Crescent
boundary, including those elements outside the extent of HO337. Consistent with evidence of both Mr Gard'ner
and Mr Trethowan, Council’s preferred Indicative Framework Plan includes retention of the addition south of
the former Austral Silk and Cotton Mills Factory/Warehouse.

6.3.2 Proposed building separation

It is our view that physical separation between the north elevation of the heritage building and any new
development is necessary to retain the three-dimensional form of the former Austral Silk and Cotton Mills
Factory/Warehouse.

We note that the Council-preferred Indicative Framework Plan retains a building separation which, although less
than the minimum 20m noted in the exhibited amendment, will achieve a satisfactory heritage outcome that
allows views of the north facade of the heritage building to be maintained, provides a visual connection to the
Yarra River, and allows a potential public access way through the site. In evidence, Mr Gard'ner and Mr
Trethowan disagreed that a public (bicycle) link next to the northern fagade of the heritage building would have
an adverse impact on the heritage significance of the building. It remains our view that a physical separation
between the heritage building and any new development can serve as a public link without any adverse impact
on the heritage values of the place.

Further, we recommend that a minimum separation distance be annotated on the Indicative Framework Plan.
A new building constructed to the edge of the northern wall of the sub-station would provide a separation of
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approx. 15m, and this would appear to provide a satisfactory heritage outcome that protects key views of the
northern fagade of the former Austral Silk and Cotton Mills Factory/Warehouse.

7. Conclusion

Itis our view that the adoption and approval of the Panel-recommended Framework Plan for C218 and Indicative
Framework Plan for C219 would result in development that has a substantially greater level of detrimental
impact on the two heritage places than the exhibited amendments and is likely to result in development
outcomes that are contrary to the heritage provisions of the Yarra Planning Scheme.

Council’s preferred Framework Plan and Indicative Framework Plan are likely to result in development that
represents an improvement on that recommended by Panel. However, we recommend that the following
amendments be made to the Framework Plan for C218 and the Indicative Framework Plan for C219 prior to their
adoption by Council:

7.1 Recommended amendments to Amendment C218 documentation

1. Amend the Heritage Citation and Statement of Significance for 20-60 Trenerry Crescent to include the
recommended changes in Appendix 1.

2. Amend the legend in the Framework Plan from ‘encourage retention’ to ‘retain’ the 1920s structure
facing Turner Street and the Yarra River.

3. Amend the Framework Plan to encourage the retention of 1984 elements, including the linking element
between the 1911 and 1920s buildings on Turner Street.

4. Clarify if a 6m minimum setback from Turner Street and the Yarra River frontage is required if the
heritage facades are not being retained.

5. Remove the gualifying statement in the legend that states heritage fabric is to be retained “Subject to
detailed heritage and structural advice”.

7.2 Recommended amendments to Amendment €219 documentation

1. Include a minimum dimension for the separation between the northern fagade of the former Austral
Silk and Cotton Mills Factory/Warehouse and any new development to the north.

GJM Heritage
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Appendix 1 - Amended Citation for 20-60 Trenerry Crescent incorporating changes
recommended by Peter Lovell and identifying subsequent amendments recommended by
GJM (highlighted)
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Heritage Citation

W. Saunders & Son Factory/Warehouse Complex (later Esprit de Corps offices)
Address: 20-60 Trenerry Crescent, Abbotsford

Prepared by:  GJM Heritage

Survey Date: 25 July 2016

Architect: No known (1911, 1920s), Daryl Jackson

Pl :F h
ace type: Factory/warehouse (1984 alterations)

Grading: Individually Significant Builder: Not known

Integrity: Moderate-High (1911); Moderate (1920s);

High (1984) Construction Date: 1911, 1920s, 1984

Status: Included in the Heritage Overlay (HO337 -
Victoria Park Precinct, Abbotsford)

No external paint, internal alteration or tree
controls apply to Precinct

Extent of Overlay: As existing, refer to plan

Figure 1. 20-60 Trenerry Crescent, Abbotsford: the facade of the 1911 building.
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Figure 2. The north-west elevation of the 1911 building Figﬁre 3. The 1920s factory building (right) and 1984 two-

(right) with its gabled third-storey, the 1984 glazed storey glazed structure that links the 1920s and 1911
walkway and the modified 1920s brick office building buildings.
(left).

Figure 4. The subject site (red) and the xisting boundary of HO337 Victoria Park Precinct (pink) (2016).

Historical Context

The following historical context is taken from the HO337 Victoria Park Precinct citation®, unless otherwise
cited.

The area surrounding Victoria Park to the Yarra River includes parts of Crown Portions 78, 79 and 88, which
had been surveyed by Robert Hoddle and sold in 1839 to R Dacre, J D L Campbell (a pastoralist) and J Dight,
respectively. John Dight built Yarra House (later the Shelmerdine residence) and a mill on his allotment, and

& Victorian Heritage Database (VHD), City of Yarra citation for ‘Victoria Park Heritage Precinct’, accessed July 2016.
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Campbell built his house, Campbellfield House (later owned by architect and MLA William Pitt as Mikado) on
his land overlooking the Yarra River.

In 1878, Edwin Trenerry, a shareholder in a deep lead mining company, subdivided Crown Portions 78, 79 and
88 for residential development, creating the existing street pattern. The design recalled the earlier Darling
Gardens development at Clifton Hill, with Victoria Park intended as an ornamental garden square, surrounded
by residential properties with 33' frontages to the park. By 1879 much of the land had been sold to David
Abbott, with some lots sold to James and John Kelly in the next year. By 1885, all the lots had been sold, and
development of many of them had begun.

Trenerry Crescent followed the line of the Yarra River and separated the larger riverside allotments from the
smaller residential subdivisions to the west. By the turn of the century, the river frontage allotments along
Trenerry Crescent were undergoing a transformation from gentlemen's farms to industrial uses. The
Melbourne Flour Milling Company operated at the old Dight's Mill site on the Yarra from 1891, at the north
end of Trenerry Crescent, with the Shelmerdine's Yarra Hat Works and a quarry located further to the south,
both since redeveloped.

Abbotsford emerged as a centre for the textile industry during the interwar period, with much of the vacant
land between Johnson Street, Trenerry Crescent and the Yarra River developed with textile mills.” The massive
Austral Silk and Cotton Mills complex was built at the north end of Trenerry Crescent in 1927 and the Yarra
Falls Spinning Mills had also expanded in the area during the early 20th century. Their administrative complex
was built in 1919 facing Johnston Street and the landmark 1930s Byfas building was built, facing Trenerry
Crescent, to produce textiles during World War Two. The combination of these extensive industrial complexes
has a strong built character that is evident from within the Heritage Overlay Area and from distant views down
the Yarra River and the Eastern Freeway.

In the last two decades of the 20th century, these large industrial and mill buildings have gradually been
decommissioned and recycled for light industrial, commercial or residential uses.

Place History

The complex at 20-60 Trenerry Crescent comprises four buildings (six structures in total) constructed between
1911 and the mid-1980s: the 1911 building, 1920s building, 1984 building towards the Yarra River, the
extensively remodelled 1920s building to the north and the 1984 entrance and linking elements.

From July 1890 Arthur and Isabella Hope owned eight lots on the north side of Trenerry Crescent, which
comprised what became Turner Street, and lots to the west. Following the death of both, the lots were
transferred to George Hope and William MacLennan in 1900, who on-sold the lots individually from 1906.%

The 1901 Melbourne Metropolitan Board of Works Detail Plan (N0.1230) indicates that the subject site was
vacant at this date. In September 1909, the Abbotsford Manufacturing Company Pty Ltd purchased the lot on
the north-west corner of Trenerry Crescent and Turner Street, with a frontage of 20.1 metres (60ft) to
Trenerry Crescent.? In July 1911, William Stone, clerk, and William Saunders the Younger, malt extract
manufacturer of Vaucluse Street, Richmond, purchased the lot.'°

7 Gary Vines & Matthew Churchward (1992} ‘Northern Suburbs Factory Study’, Part One: 63.
8 Land Victoria (LV), Certificate of Title V:2279/F669.

9LV, Certificate of Title, V:3384/F6R0.

10 LV, Certificate of Title, V:3384/F680.

gard’ner jarman martin 3

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018



Agenda Page 294
Attachment 4 - GIJM C218 C219 Post Panel Advice 25 Jan 2018

The factory building located on the front title boundary was built in 1911 for W. Saunders & Son,
manufacturers of malt extract and cod liver oil. The industrial building to the rear, adjoining Turner Street, is
believed to have been built in the 1920s for an engineering works."*

On 24 May 1919, William Stone became the surviving proprietor, however, on the same date the property was
transferred to W. Saunders & Son Pty Ltd, of Trenerry Crescent, Abbotsford.’” From the 1910s, the lot to the
west was also under the same ownership, on separate titles.”> W. Saunders & Son Pty Ltd was described as
‘Pure Malt extract and cod liver oil and Maltocrete manufacturers, agents for Zeestos’ in 1920, while billboards
advertised ‘Saunders’ Malt Extract in 1930 (Figure 5)."

Aerial photos dating to 1966 show the saw-tooth roof of the 1911 building on the corner of Turner Street, and
the parallel gabled-roofs of the 1920s building adjacent to the river. Other buildings are visible on the site at
this date, including a tower adjacent to the 1920s building (since removed) (Figures 6 & 7).

In October 1966, Mauri Brothers and Thomson {Aust.) Pty Ltd became joint proprietors of the site, before it
was sold to Anco Plastics Pty Ltd, of 18 Trenerry Crescent, in August 1970. The property was subsequently
owned by Trenjohn Pty Ltd from 1972, and Bracebridge Pty Ltd from 1981.'° In May 1982, Bracebridge Pty Ltd
consolidated the lots to form a 41.45 metre frontage to Trenerry Crescent (the current 20-60 Trenerry
Crescent). 1

In 1984, architect Daryl Jackson AO designed works to accommodate the reuse of the place by the Esprit de
Corps clothing company. The development adapted the three early twentieth century buildings (the 1920s
building on the corner of Trenerry Crescent and Turner Street, the 1911 building on Turner Street and the
1920s building to the north) which underwent some alterations, while the new structures comprised glazed
links and a new warehouse/workroom building on the north-east corner of the site. Jackson’s design
integrated a stylised industrial theme appropriate to the site’s history and received a citation as a finalist in the
Royal Australian Institute of Architects Presidents Award in 1985." In January 1988 the portion of land next to
the river was subdivided off. The property was owned by various companies after this date, and is currently
under a 30 year lease to Citipower Pty (from 1999).12

11 Heritage Victoria (HV) assessment of ‘Esprit De Corps Complex, 40 Turner Street & 40-60 Trenerry Crescent, Abbotsford’, accessed
via Hermes 13 Jul 2016.

12 LV, Certificate of Title, V:3384/F680.

13 LV, Certificates of Title, V:3694/F664.

14 Vines & Churchward (1992) ‘Northern Suburbs Factory Study’, Part Two: 246,

15 LV, Certificate of Title, V:3384/F680.

16 LV, Certificate of Title, V:9464/F422.

17 HV assessment of ‘Esprit De Corps Complex, 40 Turner Street & 40-60 Trenerry Crescent, Abbotsford’, accessed via Hermes 13 Jul
2016.

18 LV, Certificate of Title, V:9464/F422.
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Figure 5. A c1930s billboard in Sydney for ‘Saunders Malt Extract’
{Source: State Library of NSW, ‘Billboard advertising Saunders', No. 29837).

3 . -~ - - 1A S
Figure 6. A detail of a 1966 aerial of Trenerry Crescent, Figure 7. Detail of a second 1966 aerial of Trenerry
showing the subject site (Source: COYL, ID. CL PIC 105). Crescent and Yarra Falls (Source: COYL, ID. YL CL Pic 104).
This place is associated with the following themes from the City of Yarra Heritage Review Thematic History
(July 1998):
4.0 Developing Local Economies
4.2 Secondary Industry
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Description

The site is occupied by a complex of industrial and office buildings dating from 1911 and the 1920s. In 1984
architect Darryl Jackson AQ designed additions and made alterations to the existing buildings to accommodate
the site’s re-use by the Esprit de Corps clothing company.

The 1911 building presents as a single-storey building fronting Trenerry Street (located on the Trenerry
Crescent and Turner Street title boundaries), but extends to three-storeys in height at the rear as the building
responds to the topography of the site as it slopes down towards the Yarra River. The brick building retains a
saw-tooth roof which is hidden behind parapets on the three main elevations. The fagade and parapet is
rendered and overpainted. The parapet is defined by string moulds at its top and base. Subtle Classical details
are expressed in engaged pilasters that break the facade into five bays and extend above the parapet at the
entrance and corners. The central entrance (with a modern aluminum framed door) has a later cantilevered
steel porch. Either side of the entrance are pairs of timber-framed casement windows of various sizes. The
side elevations are face-brick with rows of single timber-framed casement windows with segmental-arches.
Some sills have been replaced (probably during the 1984 development). Vents at ground level on the Turner
Street elevation are also later additions dating from the 1980s. The building terminates at the rear with a
third-storey with a gabled roof and circular vents to the gabled-ends.

To the rear of the site the original 1920s red-brick engineering works survives as a fragment now largely
overbuilt in the 1984 works. This building approximates its original form and scale (see Figures 6 & 7) but the
brickwork shows multiple stages of alterations, particularly fronting Turner Street. The windows and sills, the
entrance off Turner Street and a large second-storey glazed addition to the rear of the building date from the
1984 development of the site.

The 1984 works include the adapted 1920s red-brick building on northern boundary of the site, the glazed
walkway between this building and the 1911 building, a two-storey glazed link between the 1911 and 1920s
buildings to the east and a glazed warehouse/workroom building to the rear of the site constructed on an
exposed off-form reinforced concrete base.

’ ” § . (N e
Figure 8. An aerial of the site dating to 2010 (Source: Planning Maps Online, 2016)
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Condition and Integrity
The 1911, 1920s and 1984 buildings have been well maintained and are all in good condition.

The 1911 building retains a moderate to high level of integrity. The 1920s building has a lower level of integrity
due to various stages of alterations, most probably dating to the 1980s redevelopment of the site. The 1984
structures retain a high level of integrity.

Comparative Analysis

This comparative analysis focuses on the 1911 building fronting Trenerry Street which is the earliest and most
intact pre- World War Il building on the site. The analysis has been informed by a search of the Hermes
database and includes places that are individually significant within a precinct-based Heritage Overlay within
the City of Yarra.

The following places are comparable in historic use, construction date or architectural style or form:

Braun, CJ & Co, Shoe Manufactures Factory/Warehouse (former), later Blue Laser Jean Company, 92-94
Easey Street, Collingwood (Individually Significant within HO321)

This brick and render factory was built in 1933 in the Moderne style, with distinctive details such as the
sunburst ‘keystone’, stepped parapet and string mould. The former factory has now undergone a conversion
to flats but the fagade remains predominantly intact.

Although the W. Saunders & Son Factory/Warehouse Complex was constructed during an earlier period, the
1911 huilding is comparable to the Easey Street factory in construction materials, the form and scale of the
symmetrical fagade, both with stepped parapets defined by string moulds and central entrances with flanking
windows. The subject site is much grander in scale with a more dominant presence along two streets, in
comparison to the more modest Easey Street factory.

Figure 9. 92-94 Easey Street, Collingwood following the conversion to flats © realestate.com

Former Factory at 40 Reid Street, Fitzroy North (Individually Significant within Precinct HO327)

Constructed between 1900 and 1915, the former factory is a single-storey red-brick construction with a
parapet, distinctive parapeted gable and single windows. Pilasters define entrances on the fagade. The factory
has now been converted to apartments, with additions constructed above the saw-tooth roof level and
windows on the side elevations altered. With additions and alterations, the Edwardian fabric retains a
moderate level of integrity.
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The W. Saunders & Son Factory/Warehouse Complex is a similar red-brick construction and has a comparable
application of architectural treatment, albeit in a slightly different expression. The subject site retains a higher
degree of integrity as it retains its original profile and roof form.

Figure 10. 40 Reid Street, Fitzroy North (©Google)
Former factory at the rear of 16 Arnold Street, Princes Hill (Individually significant within Precinct HO329)

This former factory, constructed between 1900 and 1915, is a two-storey, face-brick construction with a
hipped roof, addressing two streets. It retains a high level of integrity. The factory occupies a similar footprint
to the 1911 building at the W. Saunders & Son Factory/Warehouse Complex. While their roof forms differ,
they are comparable in terms of the unadorned red-brick elevations with repetitive rows of single window
placement. The W. Saunders & Son Factory/Warehouse Complex building has more elaborate architectural
treatment and detail to the fagade in comparison, but is less intact due to alterations to the windows and sills.

18

Figure 11. Rear of 16 Arnold Street, Princes Hill (©Google)

Conclusion

The W. Saunders & Son Factory/Warehouse Complex has a modestly-scaled facade fronting Trenerry Crescent
but a dominant and increasing presence along Turner Street as the buildings respond to the topography as it
slopes down towards the Yarra River. Architecturally, the 1911 former factory is typical of factories
constructed during the Edwardian period with subtle Classical expression to the Trenerry Crescent fagade. The
1984 additions to the complex by Daryl Jackson AO for the Esprit de Corps company are a well resolved
contextual design response to the 1911 and 1920s buildings. This design still provides an effective integration
of the various buildings on the site and is a successful example of adaptive reuse of former industrial buildings.
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Assessment Against Criteria

Following is an assessment of the place against the heritage criteria set out in Planning Practice Note 1:
Applying the Heritage Overlay (July 2015).

Criterion A: Importance to the course or pattern of our cultural or natural history (historical significance).

The place is one of the remaining examples of industrial development in Abbotsford, and particularly on
Trenerry Crescent along the Yarra River, where industrial development began from the turn of the century.
The 1911 building is of historical value as an example of an Edwardian-era factory, built for W. Saunders & Son,
who were manufacturers of malt extract and cod liver oil. The place is of historical value as evidencing
subsequent stages of development on an industrial site, including the 1920s building which is believed to have
been built for an engineering works and the 1984 additions designed by architect Daryl Jackson for the Esprit
de Corps company.

Criterion E: Importance in exhibiting particular aesthetic characteristics (aesthetic significance).

The Edwardian building is of aesthetic significance for its architectural presence within the early twentieth
century industrial streetscape of Trenerry Crescent and within the riverscape of the Yarra River. The building
has subtle Classical details to the fagcade and responds to the topography of the site by increasing in height and
presence as the land slopes towards the Yarra River.

The new structures designed by architect Daryl Jackson AO in 1984 are of architectural value, as an example of
the innovative adaptive re-use of a set of former factory buildings that respected the forms, materials and
architectural language of the early twentieth century industrial context.

Statement of Significance
What is significant?
The W. Saunders & Son Factory/Warehouse Complex at 20-60 Trenerry Crescent, Abbotsford.

The Edwardian building is of primary significance to the site. The new 1984 structures and the 1984 adaption
of the 1920s buildings designed by architect Darryl Jackson AO are of contributory significance to the site.
Alterations and additions that have occurred since 1984 are not significant.

How is it significant?

The W. Saunders & Son Factory/Warehouse Complex is of local historical and aesthetic significance to the City
of Yarra.

Why is it significant?

The W. Saunders & Son Factory/Warehouse Complex is of historical significance as one of the remaining
examples of the industrial development in Abbotsford, and particularly on Trenerry Crescent along the Yarra
River, where industrial development began from the turn of the century. The 1911 building is of historical
significance as an externally intact example of an Edwardian-era food processing factory, built for W. Saunders
& Son, who were manufacturers of malt extract and cod liver oil. The place is of historical value for its ability to
demonstrate subsequent stages of development on an industrial site, including the 1920s building which is
believed to have been built for an engineering works and the 1984 additions designed by architect Daryl
Jackson for the Esprit de Corps company. (Criterion A)

The Edwardian building is of aesthetic significance for its architectural presence within the early twentieth
century industrial streetscape of Trenerry Crescent and within the riverscape of the Yarra River. The 1911
building has subtle Classical details to the fagade and responds to the topography of the site by increasing in
height and presence as the land slopes towards the Yarra River. (Criterion E)
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The works designed by architect Darryl Jackson in 1984 are of aesthetic significance, as an example of an
innovative adaptive re-use of former factory buildings that respects the forms, materials and architectural
language of the early twentieth century industrial context. These include the adapted red-brick building on the
northern boundary of the site, the glazed walkway between this and the 1911 building, the two-storey glazed
link between the 1911 and 1920s buildings and a glazed warehouse building to the rear of the site. The design
integrated a stylised industrial theme in consideration of the site’s Edwardian and Interwar buildings.
(Criterion E)

Grading and Recommendations

It is recommended that the place continue to be included in the Heritage Overlay of the Yarra Planning
Scheme as an individually significant place within the Victoria Park Precinct, Abbotsford (HO337).

Recommendations for the Schedule to the Heritage Overlay (Clause 43.01) in the Yarra Planning Scheme:

External Paint Controls? No

Internal Alteration Controls? No

Tree Controls? No

Outbuildings or Fences not exempt under Clause 43.01-3? No

Prohibited Uses Permitted? No

Incorporated Plan? HO337 Precinct: Yes
Aboriginal Heritage Place? Not assessed

Identified by:

Andrew C. Ward & Associates (May 1995), ‘Collingwood Conservation Study Review’.

References:
Andrew Ward C. & Associates (May 1995), ‘Collingwood Conservation Study Review’.

City of Yarra Library (COYL) Catalogue, <http://www.yarracity.vic.gov.au/Libraries/Search-the-catalogue/>,
accessed July 2016.
Graeme Butler and Associates (2007), ‘City of Yarra Review of Heritage Overlay Areas, Appendix 8'.

Land Victoria, Certificates of Title.
Melbourne Metropolitan Board of Works Detail Plans

State Library of NSW, online Manuscripts, oral history & pictures collection, <http://archival-
classic.sl.nsw.gov.au/>, accessed July 2016.

Victorian Heritage Database (VHD), City of Yarra citation for ‘Victoria Park Heritage Precinct’, accessed July
2016.

Heritage Victoria (HV) assessment of ‘Esprit De Corps Complex, 40 Turner Street & 40-60 Trenerry Crescent,
Abbotsford’, accessed via Hermes 13 Jul 2016.

Vines, Gary & Matthew Churchward (1992) ‘Northern Suburbs Factory Study’.
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Heritage Citation

Austral Silk and Cotton Mills Factory/Warehouse Complex (former)
Address: 112-124 Trenerry Crescent, Abbotsford

Prepared by:  GJM Heritage

Survey Date: 25 July 2016

Place type: Factory/warehouse Architect: Not known
Grading: Individually Significant Builder: Not known
Integrity: Moderate - High Construction Date: 1927

Status: Included in the Heritage Overlay (HO337 -
Victoria Park Precinct, Abbotsford)

No external paint, internal alteration or tree
controls apply to Precinct

Extent of Overlay: As existing, refer to plan

ARy

Figure 1. 112-124 Trenerry Crescent, Abbotsford: the main four-storey building
and the remaining section of a contemporary building to the north (foreground) (2016).
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Figure 2. 112-124 Trenerry Crescent, Abbotsford: the single-storey section attached to the south
elevation of the main building, and brick chimney to the rear (2016)
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Historical Context

The following historical context is taken from the HO337 Victoria Park Precinct citation’, unless otherwise
cited.

The area surrounding Victoria Park to the Yarra River includes parts of Crown Portions 78, 79 and 88, which
had been surveyed by Robert Hoddle and sold in 1839 to R Dacre, J D L Campbell (a pastoralist) and J Dight,
respectively. John Dight built Yarra House (later the Shelmerdine residence) and a mill on his allotment, and
Campbell built his house, Campbellfield House (later owned by architect and MLA William Pitt as Mikado)
on his land overlooking the Yarra River.

In 1878, Edwin Trenerry, a shareholder in a deep lead mining company, subdivided Crown Portions 78, 79
and 88 for residential development, creating the existing street pattern. The design recalled the earlier
Darling Gardens development at Clifton Hill, with Victoria Park intended as an ornamental garden square,
surrounded by residential properties with 33' frontages to the park. By 1879 much of the land had been
sold to David Abbott, with some lots sold to James and John Kelly in the next year. By 1885, all the lots had
been sold, and development of many of them had begun.

Trenerry Crescent followed the line of the Yarra River and separated the larger riverside allotments from
the smaller residential subdivisions to the west. By the turn of the century, the river frontage allotments
along Trenerry Crescent were undergoing a transformation from gentlemen's farms to industrial uses. The
Melbourne Flour Milling Company operated at the old Dight's Mill site on the Yarra from 1891, at the north
end of Trenerry Crescent, with the Shelmerdine's Yarra Hat Works (Figure 4) and a quarry located further to
the south, both since redeveloped.

Abbotsford emerged as a centre for the textile industry during the interwar period, with much of the
vacant land between Johnson Street, Trenerry Crescent and the Yarra River developed with textile mills.?
The massive Austral Silk and Cotton Mills complex was built at the north end of Trenerry Crescent in 1927
and the Yarra Falls Spinning Mills had also expanded in the area during the early 20th century. Their
administrative complex was built in 1919 facing Johnston Street and the landmark 1930s Byfas building was
built, facing Trenerry Crescent, to produce textiles during World War Il. The combination of these extensive
industrial complexes has a strong built character that is evident from within the Heritage Overlay Area and
from distant views down the Yarra River and the Eastern Freeway.

In the last two decades of the 20th century, these large industrial and mill buildings have gradually been
decommissioned and recycled for light industrial, commercial or residential uses. Some of these
developments have been innovatory in the re-use of significant industrial structures, such as Daryl
Jackson's award winning design for the Esprit company at 20-60 Trenerry Crescent in the 1980s.

Place History

The following place history is taken from the 1992 Gary Vines & Matthew Churchward ‘Northern Suburbs
Factory Study’g, unless otherwise cited.

In 1882 Thomas Shelmerdine, a former manager and lessee of the Denton Hat Mills (48-60 Nicholson St,
Abbotsford), purchased 4 acres of land from the Campellfield or Dights Falls Estate, which included the
subject site. Shelmerdine occupied Yarra House (a large mansion with elaborate gardens, originally built by
John Dight, of Dight’s Falls and Mill)* and a hat factory (Figure 4), equipped with machinery imported
specially from Europe and driven by one of the first gas engines in the colony. The factory thrived under
Victoria's protective import duties and was soon employing 110 hands.

! Victorian Heritage Database (VHD), City of Yarra citation for ‘Victoria Park Heritage Precinct’, accessed July 2016.
? Gary Vines & Matthew Churchward (1992) ‘Northern Suburbs Factory Study’, Part One: 63

¥ Vines & Churchward (1992}, Part Two: 250-51.

*VHD citation for ‘Victoria Park Heritage Precinct’.
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Following Shelmerdine's death in 1900, the factory, house and land passed on to his executors. In 1902 the
property was split so that the factory (Hat Mills), was rated separately from the house (mills £300, house
£100). In 1905, the hat mills were purchased by Abraham Kosminsky, manufacturer. At this date, the
property had a NAV (Net Annual Value, approximately 10% of the total value) of £150.°

In 1907, Sir Alexander Peacock, Abraham Kozminsky and Samuel Warnock were listed as occupants, and in
1909 they were listed as director, manufacturer and director, respectively, of Austral Hat Mills. The
company purchased 80’ of vacant land to the south (lot 6 and part of lot 7) in 1909 and the adjacent 64' 8"
of land in 1911. Between 1919 and 1926 John Fox of the Wool Exchange, Melbourne, was listed as owner of
the property.

In 1926, Yarra Falls Spinning Mills Pty Ltd purchased the 144" 8" of land (including the subject site), and the
factory known as United Felt Hats Ltd (built 1920)° numbered 98 and 110 Trenerry Crescent (to the south of
the subject site). In 1927, Yarra Falls Spinning Mills Pty Ltd built cotton mills, Austral Silk and Cotton Mills,
at 112-120 Trenerry Crescent (the subject site) as a subsidiary of Yarra Falls Pty Ltd; in 1927 the NAV of the
mills totalled £2000°.

A drawing of the factory dated March 1943 provided a birds-eye-view of the site (Figure 5). The fagade of
the multi-storey building was shown with a smaller section to the right (south), which remains in 2016. The
fagade of the multi-storey building had a projecting one-storey (two-storey at the south end) section (since
removed). The parapet read ‘Austral Silk & Cotton Mills’. To the left (north) were saw-tooth factory
buildings which were demolished post-1966.

An aerial photo dating to 1966 (Figure 6) showed the multi-storey building and the saw-tooth factory
buildings to the north which have since been demolished. In 1992 the property was owned by the Victorian
Teachers Federation.

Modern additions have since been constructed on the rooftop to extend the fourth floor, while a modern
entrance porch, with stairs and ramp, has been constructed at the entrance. In 2016 the building is
occupied by the Australian Education Union.

This place is associated with the following themes from the City of Yarra Heritage Review Thematic History
{July 1998):

4.0 Developing Local Economies
4.2 Secondary Industry

® Rate Books, as cited in Andrew C. Ward & Associates (May 1995}, ‘Collingwood Conservation Study Review’, Part C:
618.

8 Vines & Churchward 1992, Part One: 151.

7 Rate Books as cited in Ward, 1995: 619.
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Figure 4. The 1905 MMBW Detail Plan showing the vacant subject site (shown in red), Yarra Hat Works and Yarra
House’ to the north and ‘Mikado’ to the south. West of Trenerry Crescent was the smaller residential development

Figure 5. ‘Sketch of Austral Silk and Cotton Mills” dated 3 March 1943, by artist Oscar S. Hempel

(Source: COYLID. CLPIC 179).
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Figure 6. Detail of a 1966 aerial of Trenerry Crescent showing the existing multi-storey building (with arrow) and the
other factory buildings {left) which have since been demolished (Source: COYL ID. CL PIC 105).

Description

The complex is occupied by a substantial four-storey factory building constructed in 1927, which has a small
setback from the front (west) title boundary. The restrained architectural treatment reflects the industrial
use, however, the Stripped Classical details strongly suggests that the building was designed by an
architect. The building is a landmark in the streetscape and surrounding area due to its substantial size and
assertive form. Other original or early structures on the site include a single-storey section attached to the
south of the building, and the remnant front section of a now largely demolished single-storey factory
building (visible in Figure 5) which stands on the front title boundary, north of the main building. At-grade
car parking occupies the remainder of the site. A freestanding brick chimney is located on the neighbouring
property at 88 Trenerry Crescent.

112-124 Trenerry Crescent is a four-storey building (the fourth storey towards the street facade is a
contemporary addition) with a semi-basement level. Constructed in red-brick, the fagcade has three groups
of windows surmounted by a brick parapet with a central rendered panel (overpainted), which is decorated
at cornice level with toothed brickwork. Below the cornice is a band of render (overpainted). Concrete
spandrels separate large windows between floors, while brick pilasters divide them vertically. To the
corners of the building are horizontally and vertically proportioned rows of glazed windows and blind
windows (with vents to the rear of the building). The windows have concrete sills (overpainted). At the
north-east corner of the building is a projecting ‘turret’ element providing access to the roof with a
cantilevered timber walkway and bull-nosed profile roof, which may have originally served to watch over
the complex to the north. The small building attached to the south elevation is contemporaneous with the
main building in design and has had a section removed from the facade (see Figure 5), as confirmed by
bricked-in openings.
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An original one and two-storey section was removed from the fagcade of the four-storey building (see Figure
5) at an unknown date; this was adjoined where the render is applied, while at the south end of the facade
it is evident where a door was bricked-in to close access to the two-storey section.

The modern portico, stairs and access ramp are in a sympathetic post-modern design. The modern
windows to the building occupy the original openings and are highly sympathetic in design, most likely
reflecting the original steel-framed multi-paned windows.

North of the main building is the remaining section of a single-storey factory building (see Figure 6 for
original extent). This red-brick building is of the same architectural style, with toothed brickwork to the
cornice and rendered dressings which remains unpainted at the cornice. An entrance door fronts Trenerry
Crescent flanked by engaged brick pilasters, with modern aluminum vents to the facade. The side
elevations have been rendered.

Integrity & Condition

The 1927 buildings and contemporary structures are in very good condition and are reasonably intact with
largely sympathetic later reglazing, entrance portico and other additions. The overall level of integrity as a
result of alterations is considered moderate to high.

Comparative Analysis

The comparative analysis has been informed by a search of the Hermes database and includes places that
are individually significant within the City of Yarra. The following places are comparable in historic use,
construction date or architectural style or form:

Australian Knitting Mills Ltd (former), 41-43 Stewart Street, Richmond (Individually Significant within
Precinct HO332)

The multi-storeyed red-brick building was constructed in 1922-24 (with some sections that date to 1899
and possibly 1912). The building retains ‘Kookaburra Underwear’ and ‘Golden Fleece’ logos on the parapet.
It is identified as being architecturally significant, and a key part of the significant sub-precinct of the
original AKM complex. The factory retains a fair level of integrity.

The Austral Silk and Cotton Mills Factory/Warehouse Complex and Stewart Street factory are
contemporaneous buildings that are highly comparable in form, scale, construction materials and in their
overall architectural design. Both buildings have windows of various sizes including large sections of glazing
separated by horizontal spandrels and vertical brick piers.

The main Austral Silk and Cotton Mills Factory/Warehouse Complex building is a more substantial building,
while both buildings are broadly comparable in terms of integrity.

Figures 7 and 8: 41-43 Stewart Street, Richmond (© Google)
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Whybrow’s Boot Factory (former), 198-210 Hoddle Street, Abbotsford (Individual HO, HO18)

The former Whybrow's Boot Factory, built in 1919, is a large four-storey red-brick building with a facade
broken into bays by brick pilasters. Repetitive fenestration comprises pairs of single timber-framed
windows with rendered lintels and sills. Larger windows appear on the side elevations. The roof is hidden
by a parapet that rises at the corners of the fagade. The building retains a high level of integrity but has a
modern entrance and fan-shaped cantilevered glass canopy over the main entrance. The former
Whybrow's Shoe Factory is of local architectural and historical significance. The building is enhanced by its
large scale and repetitive fenestration, and is an important heritage element in the streetscape.
Historically, the building is the last major remnant of one of Melbourne's largest and most progressive boot
manufacturing companies.

The Austral Silk and Cotton Mills Factory/Warehouse Complex and the Hoddle Street factory are
comparable in size and scale and construction materials. The main Austral Silk and Cotton Mills
Factory/Warehouse Complex building has a lower degree of integrity due to alterations to the windows and
removal of some original fabric, while both have an altered entrance. Both are dominant heritage buildings
within the streetscape.

e —

Figure 9: 198-210 Hddle Street, Abbotsford (© Google)

British United Shoe Machinery Co. Pty Ltd Factory (former), 200 Alexandra Parade, Fitzroy (Individually
Significant within Precinct HO334)

Dating to the Interwar period (built 1932), this former factory is a substantial and intact four-storey red-
brick building which a dominant presence along Alexandra Parade. Rows of steel-framed multi-paned
windows alternate with horizontal (probably rendered) bands, with distinctive Moderne detailing to the
entry.

The subject site is comparable in terms of scale and construction materials and in the repetitive use of large
windows to all elevations. The Austral Silk and Cotton Mills Factory/Warehouse Complex has a lower
degree of integrity due to alterations. However, architectural detail is confined to the entrance of the
Alexandra Parade factory, while the subject site incorporates Interwar Stripped Classical architectural detail
more widely, possibly reflecting a more considered design approach.
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Figure 10: 200 Alexandra Parade, Fitzroy (© Google)

Julius Kayser (Aust) Pty Ltd Factory (former), 28 Tanner Street, Richmond (Individually Significant within
Precinct HO332)

Designed by architects Plottel & Bunnett and constructed in 1929-30, the former factory is a substantial
multi-storey red-brick construction with bold horizontal spandrels and narrow vertical brick piers, defining
large multi-paned glass windows. A rendered parapet is accentuated with an Art Deco motif within the
larger central bay. The former factory has since been converted to apartments, which may have included
the construction of rooftop apartments. The Interwar building has a modern entrance and door, but
appears to retain a high level of integrity.

The Austral Silk and Cotton Mills Factory/Warehouse Complex is comparable in the application of
architectural detail, both with subtle architectural elements (of differing styles) to the fagade. They are
comparable in their construction materials and form, as evident in the use of concrete spandrels and
vertical brick piers to separate large multi-paned windows. The Austral Silk and Cotton Mills
Factory/Warehouse Complex has a lower degree of integrity in comparison to the former factory at Tanner
Street, but is comparable in its dominant form and scale and significant contribution to the streetscape.

Figure 11: 28 Tanner Stret, Richmond {© Google)
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Conclusion

The main Austral Silk and Cotton Mills Factory/Warehouse Complex building is a dominant building in the
streetscape, which reflects its Interwar construction date in its materials, architectural style and Stripped
Classical detailing. It is a substantial example of a factory for this period, with a dominant form and scale
that makes a significant contribution to the local streetscape and heritage precinct. It is broadly
comparable in design quality, visual prominence and intactness to other factory buildings of this period that
are included in the Heritage Overlay.

Assessment Against Criteria

Following is an assessment of the place against the heritage criteria set out in Planning Practice Note 1:
Applying the Heritage Overlay (July 2015).

Criterion A: Importance to the course or pattern of our cultural or natural history (historical significance).

The Austral Silk and Cotton Mills Factory/Warehouse Complex is one of the remaining notable examples of
industrial development in Abbotsford, and particularly on Trenerry Crescent along the Yarra River, where
industrial development began from the turn of the century. It is of historical value as an example of a
factory building associated with the textile industry, which was prominent in the Abbotsford area during
the Interwar period. It was one of the last of the Yarra Falls Company buildings to be erected,
demonstrating the ultimate extent of land-holdings of this firm.

Criterion E: Importance in exhibiting particular aesthetic characteristics (aesthetic significance).

The multi-storey 1927 building (along with the neighbouring contemporary brick chimney) is a landmark in
the streetscape and the wider area, dominating the surrounding low-scale residential development and
visible from distant views down the Yarra River and the Eastern Freeway. The building has subtle Stripped
Classical expression, and is one of the most substantial and distinctive buildings in Trenerry Crescent.

Statement of Significance
What is significant?
The Austral Silk and Cotton Mills Factory/Warehouse Complex at 112-124 Trenerry Crescent, Abbotsford.

The 1927 four-storey brick building, the single-storey section attached to the southern elevation of the
three-storey building, and the single-storey free-standing building located to the north all contribute to the
significance of the place.

Later additions and alterations to the buildings are not significant.
How is it significant?

The Austral Silk and Cotton Mills Factory/Warehouse Complex is of local historical and aesthetic
significance to the City of Yarra.

Why is it significant?

The Austral Silk and Cotton Mills Factory/Warehouse Complex is one of the remaining notable examples of
industrial development in Abbotsford, and particularly on Trenerry Crescent along the Yarra River, where
industrial development began from the turn of the century. It is of historical value as an example of a
factory building associated with the textile industry, which was prominent in the Abbotsford area during
the Interwar period. It was one of the last of the Yarra Falls Company buildings to be erected,
demonstrating the ultimate extent of land-holdings of this firm. (Criterion A)

The multi-storey 1927 building (along with the neighbouring contemporary brick chimney) is a landmark in
the streetscape and the wider area, dominating the surrounding low-scale residential development and
visible from distant views down the Yarra River and the Eastern Freeway. The building has subtle Stripped
Classical expression, and is one of the most substantial and distinctive buildings in Trenerry Crescent. The

10
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four-storey brick building reflects its Interwar construction date in its Stripped Classical architectural style,
and was probably architect designed. The remaining contemporary buildings on site are also of aesthetic
significance, as physical remnants of the once-larger former factory complex. (Criterion E)

Grading and Recommendations

It is recommended that the place continue to be included in the Heritage Overlay of the Yarra Planning
Scheme as an individually significant place within the Victoria Park Precinct, Abbotsford (HO337).

Recommendations for the Schedule to the Heritage Overlay (Clause 43.01) in the Yarra Planning Scheme:

External Paint Controls? No

Internal Alteration Controls? No

Tree Controls? No

Outbuildings or Fences not exempt under Clause 43.01-3? No

Prohibited Uses Permitted? No

Incorporated Plan? HO337 Precinct: Yes
Aboriginal Heritage Place? Not assessed
Identified by:

Andrew C. Ward & Associates (May 1995), ‘Collingwood Conservation Study Review'.

References:

Andrew C. Ward & Associates (May 1995), ‘Collingwood Conservation Study Review’.

City of Yarra Library (COYL) Catalogue, <http://www.yarracity.vic.gov.au/Libraries/Search-the-catalogue/>,
accessed July 2016.

Graeme Butler and Associates (2007), ‘City of Yarra Review of Heritage Overlay Areas, Appendix 8'.
Melbourne Metropolitan Board of Works Detail Plans

Vines, Gary & Matthew Churchward (1992) ‘Northern Suburbs Factory Study’.

Victorian Heritage Database (VHD), City of Yarra citation for ‘Victoria Park Heritage Precinct’, accessed July
2016.
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Figure 1 Indicative Framework Plan
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21.11 REFERENCE DOCUMENTS

1910/2017
| c21935 General
Council Plan 2003-2009.
Inner Melbourne Action Plan (October 2003).
Yarra City Council Access and Inclusion Policy (November 2004)
City of Yarra Access and Inclusion strategy 2004-2009
Disability Action Plan 2001—2004

Land Use
Yarra Residential Interface Study 2001 (City of Yarra, 2001)
Accommodation and housing

Inner Regional Housing Statement (January 2006)

Reiail, enteriainment and the aris

Yarra City Council Aris and Cultural Plan, 2005-2009

Inner City Entertainment Precincts Taskforce “A Good Night for All”

Industry, office and commercial

Yarra Economic Development Strategy 2001-2004

Yarra Industrial and Business Land Strategy Review (Hansen Partnerships & Charter,
Keck, Cramer, September 2004).

Parks, gardens and public open space

Yarra City Council Recreation Strategy Plan 2003/2008
Built Form

Heritage

Heritage Citation: 112-124 Trenerry Crescent, Abbotsfod. GJM Heritage, July 2016.
Heritage Gap Study: Review of 17 Precincts Stage 2 Report August 2014, Revised 16
October 2016 (Context Pty Ltd)

Heritage Review of Predefined Areas In Abbotsford & Collingwood Stage 2 Report July
2015 (Context Pty Ltd).

Heritage Gap Study: Review of Central Richmond, Stage 2 Final Report, November 2014
(Context Pty Lid).

City of Yarra Heritage Gaps Study July 2014 — Smith Street South (Anthemion
Consultancies)

City of Yarra Heritage Gaps Review One 2013 [Appendix A and B includes Statements of
Significance] Incorporated Plan under the provisions of clause 43.01 Heritage Overlay -
methodology report, July 2014

City of Yarra Heritage Gaps Review Two 2013

City of Yarra Heritage Gaps Study October 2012 — 233-251 Victoria Street, Abbotsford
(Anthemion Consultancies)

World Heritage Environs Area Strategy Plan: Roval Exhibition Building and Carlton
Gardens (Department of Planning and Community Development, 2009)
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City of Yarra Review of Heritage Overlay Areas 2007 (Graeme Butler and Associates)
[Appendix 7 includes Statements of Significance]

Yarra Heritage Database 2007 including photos

Development Guidelines for Heritage Places (City of Yarra, 1999)

“City of Yarra Heritage Review”, Allom Lovell and Associates, 1998.

“City of Yarra Heritage Review", Building Citations Volume 2 Part [ and I1, Allom Lovell

and Associates

"Protecting Archaeological Sites in Victoria ", Heritage Victoria, 1998.

The Australian ICOMOS Charter for the Conservation of Places of Cultural Significance
“Fitzroy Urban Conservation Study Review”, Allom Lovell and Associates, 1992
“Collingwood Conservation Study ", Andrew Ward and Associates, 1989.

“Richmond Conservation Study”, J and T O'Connor and Coleman and Wright Archiiects,
1985.

“Carlion, North Carlion and Princes Hill Conservation Study ", Nigel Lewis and
Associates, 1954

“City of Northcote Urban Conservation Study ", Graeme Butler Architect, 1982.
“South Fitzroy Conservation Study ", Jacob Lewis Vines Architects, 1979.
“North Fitzroy Conservation Study ", Jacob Lewis Vines Architects, 1978.

Built form character

Urban Design Guidelines for the Yarra River Corvidor (City of Yarra, 1998), as amended
April 2004

City of Yarra Built Form Review 2003
Transport

Yarra Strategic Transport Statement Citv of Yarra 2006
Encouraging and increasing walking strategy, Citv of Yarra 2005

Environmental Sustainability

The Yarra Environment Strategy: Our Sustainable Future (City of Yarra, November 2000).

Review of Policies and Controls for the Yarra River Corridor: Punt Road to Burke Road:
Consultant Report (Planisphere and Jones & Whitehead, June 2005).

Middle Yarra Concept Plan (Dept. of Planning and Urban Growth, Dept. of Conservation
and Environment, 1990)

Lower Yarra (Punt Road to Dights Falls) Concept Plan (Ministry for Planning and
Environment, 1986)

Lower Darebin Creek Concept Plan (Darebin Creek Co-ordinating Committee, 1993)
Merri Creek Management Plan (Merri Creek Management Committee, 1997)

Merri Creek Concept Plan (Draft) (Merri Creek Management Committee, 1997)
Yarra River Corridor Strategy (City of Yarra, 1999)

Yarra Catchment Action Plan (YarraCare, 1996)

Port Phillip and Western Port Regional Catchment Strategy 2004 — 2009 (Port Phillip and
Westernport Catchment Management Authority 2004)

Herring Island Enhancement Plan (Acer Wargon Chapman and EDAW AUST, 1995)
Environmental Guidelines for Major Construction Sites (Environment Protection
Authority, 1996)

Yarra Bend Park Strategy Plan (Parks Victoria, 1998)
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Yarra Bend Park Environmental Action Plan (Parks Victoria, April 2000)

Yarra Bend / Fairfield Avea: Development Opportunities (Chris Dance Land Design and
Fulcrum Town Planners, 1997)

City of Yarra Stormwater Management Plan (AWT, December 2000))

Neighbourhood Plans

Smith / Wellington Streets Mixed Use Precinct Urban Design Framework, March 2005
Victoria Street Activity Precinct Urban Design Framework, July 2004,

Victoria Street East Precinet, Richmond, Urban Design Framework prepared for the City
of Yarra 16 November 2005 (mgs in association with Jones and Whitehead Pty Ltd)
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22.02 DEVELOPMENT GUIDELINES FOR SITES SUBJECT TO THE
191072017 HERITAGE OVERLAY

| c21925

This policy applies to all land within a Heritage Overlay.

22.02-1 Policy Basis

P The MSS highlights the importance of heritage to the identity and character of the

municipality and one of its objectives is to protect and enhance the City’s heritage places.
This policy provides guidance for the protection and enhancement of the City’s identified
places of cultural and natural heritage significance.

22.02-2 Definitions of Words used in this Policy

30/09/2010

ces . Adaptation: modifying a place to suit the existing use or a proposed use.
. Architectural integrity: the quality of closely reflecting the architecture of the
period in which a building was created.
. Conservation: the process of looking afier a place so as to retain its cultural
significance.
. Cultural significance: aesthetic, historic, scientific, social or spiritual value for

past, present or future gencrations.

. Fabric: all the physical material of the place including components and fixtures,
and can include building interiors.

. Heritage place: anything subject to the Heritage Overlay and can include a site,
area, land, landscape, tree, building or other work, or group of buildings of
heritage significance, and may include components or spaces. When used in the
context of a building graded individually significant, the heritage place is
mitially the individually significant building and then the broader heritage area.
When used in the context of a contributory building, the heritage place is the
broader heritage area.

L] Maintenance: the continuous protective care of the fabric and setting of a place.
It is distinguished from repair which involves restoration and reconstruction.

. Preservation: maintaining the fabric of a place in its existing state and retarding
deterioration,

. Reconstruction: returning a place to a known earlier state and is distinguished
from restoration by the introduction of new material into the fabric.

. Restoration: returning the existing fabric of a place to a known earlier state and
is distinguished from reconstruction by no introduction of new material into the
fabric (note a permit is only required for works, repairs and routine maintenance
which change the appearance of a heritage place or which are not undertaken to
the same details, specifications and materials).

22.02-3 Levels of Significance

il Every building of cultural significance has been assessed and graded according to its
heritage contribution. The levels of significance used are:
- Individually significant: The place is a heritage place in its own right. Within a
Heritage Overlay applying to an area each individually significant place is also
Contributory.
. Contributory: The place is a contributory element within a larger heritage place.
A contributory element could include a building, building groups and works, as
well as building or landscape parts such as chimneys, verandahs, wall openings,
rooflines and paving.
LoCAL PLANNING POLICIES - CLAUSE 22.02 PAGE 1 OF 8

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018



Agenda Page 317
Attachment 8 - Development Guidelines for sites subject to the Heritage Overlay

YARRA PLANNING SCHEME

. Not contributory: The place is not individually significant and not contributory
within the heritage place.
The level of significance of every building is identified in the incorporated document, City
of Yarra Review of Heritage Overlay Areas 2007 Appendix § (as updated from time to
time). Details of methodology used to determine levels of significance can be found in
City of Yarra Review of Heritage Overlay Areas 2007 (Graeme Butler and Associates),
City of Yarra Heritage Gaps Review Two 2013, City of Yarra Hertiage Gaps Siudy July,
2014 — Smith Street South (Anthemion), and Heritage Gap Study. Review of Central
Richmond, Stage 2 Final Report, November 2014.

22.02-4 Objectives

3010912010 .
cas To conserve Yarra's natural and cultural heritage.

To conserve the historic fabric and maintain the integrity of places of cultural heritage
significance.

To retain significant view lines to, and vistas of, heritage places.

To preserve the scale and pattern of streetscapes in heritage places.

To encourage the preservation, maintenance, restoration and where appropriate,
reconstruction of heritage places.

To ensure the adaplation of heritage places is consistent with the principles of good
conservation practice.

To ensure that additions and new works to a heritage place respect the significance of the
place.

To encourage the retention of ‘individually significant’ and ‘contributory’ heritage places.
To protect archacological sites of cultural heritage significance.

22.02-5 Policy

1901072017

28 It is policy to:

22.02-5.1 Demolition

1940/2017

cas Full Demolition or Removal of a Building
Generally encourage the retention of a building in a heritage place, unless
L] The building is identified as being not contributory.
= The building is identified as a contributory building, and

new evidence has become available to demonstrate that the building does
not possess the level of heritage significance attributed to it in the
incorporated document, City of Yarra Review of Heritage Areas 2007
Appendix 8 (as updated from time to time)and

the building does not form part of a group of similar buildings.

Note: The poor condition of a heritage place should not, in itself, be a reason for permitting demolition.
Encourage the retention of original street furniture and bluestone road or laneway materials
and details (where relevant).

An application for demolition is to be accompanied by an application for new development.
Removal of Part of a Heritage Place or Contributory Elements

Encourage the removal of inappropriate alterations, additions and works that detract from
the cultural significance of the place.

Generally discourage the demolition of part of an individually significant or contributory
building or removal of contributory elements unless:

LOCAL PLANNING POLICIES - CLAUSE 22.02 PAGE 2 OF 8
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. That part of the heritage place has been changed beyond recognition of its
original or subsequent contributory character(s).
. For a contributory building:

that part is not visible from the street frontage (other than a laneway),
abutting park or public open space, and the main building form including
roof form is maintained; or

the removal of the part would not adversely affect the contribution of the
building to the heritage place.

. For individually significant building or works, it can be demonstrated that the
removal of part of the building or works docs not negatively affect the
significance of the place.

22.02-5.2 Original Location

as Encourage the retention of a heritage place or a contributory element to a heritage place in

its original location unless:

. The location is not an important component of the cultural significance of the
heritage place.

- Tt can be shown that the relocation is the only reasonable means of ensuring the
survival of the heritage place.

22.02-5.3 Reconstruction and Restoration

30/0912010 . . . e .
cas5 Encourage restoration of a heritage place or contributory element if evidence exists to

support its accuracy.
Encourage the reconstruction of a building or works which previously existed in a heritage

place if:
. The reconstruction will enhance the heritage significance of the heritage place
. Evidence exists to support the accuracy of the reconstruction.

Encourage the reconstruction of original or contributory elements where they have been
removed. These elements include, but are not limited to, chimneys, fences, verandahs,
roofs and roof elements, wall openings and fitting (including windows and doors),
shopfronts and other architectural details and features.

22.02-5.4 Painting and Surface Treatments

30/09/2010 . P .
cs5 Encourage the removal of paint from originally unpainted masonry surfaces.

Encourage the retention of historic painted signs.

Discourage the sand blasting of render, masonry or timber surfaces; and the painting of
unpainted surfaces.

Encourage paint colours to be consistent with the period of the heritage place.

22.02-5.5 Culturally Significant Trees

30/09/2010 . . . A .
cas Encourage the retention of culturally significant trees in a heritage place unless:
. The trees are to be removed as part of a maintenance program to manage loss of
trees due to deterioration caused by old age or disease.
. The trees are causing structural damage to an existing structure and remedial
measures (such as root barriers and pruning) cannot be implemented.
Ensure additions and new works respect culturally significant trees (and where possible,
significant garden layouts) by siting proposed new development at a distance that ensures
the ongoing health of the tree.
LOCAL PLANNING POLICIES - CLAUSE 22.02 PAGE 3 OF 8

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018



Agenda Page 319
Attachment 8 - Development Guidelines for sites subject to the Heritage Overlay

YARRA PLANNING SCHEME

22.02-5.6 Subdivision
30109/2010
cas Support the subdivision of sites which do not detract from the heritage value of the place or
contributory element.

Where appropriate, use a building envelope plan to protect the heritage values of the place.
The building envelope plans should:

. Reflect the original rhythm of the streetscape.
L] Allow sufficient space surrounding the heritage place or contributory element to

a heritage place to retain its significance or contribution,

22.02-5.7 New Development, Alterations or Additions

30/09/2010
CE5

22.02-5.7.1 General

30/08/2010
ces Encourage the design of new development and alterations and additions to a heritage place
or a contributory element to a heritage place to:

. Respect the pattern, rhythm, orientation to the street, spatial characteristics,
fenestration, roof form, materials and heritage character of the surrounding
historic streetscape.

. Be articulated and massed to correspond with the prevailing building form of the
heritage place or contributory elements to the heritage place.

. Be visually recessive and not dominate the heritage place.

- Be distinguishable from the original historic fabric.

. Not remove, cover, damage or change original historic fabric.

. Not obscure views of principle fagades.

L] Consider the architectural integrity and context of the heritage place or
contributory element.

Encourage setbacks from the principal street frontage to be similar to those of adjoining

contributory buildings; where there are differing adjoining setbacks, the greater setback

will apply.

Encourage similar fagade heights to the adjoining contributory elements in the street.

Where there are differing fagade heights, the design should adopt the lesser height.

Minimise the visibility of new additions by:

. Locating ground level additions and any higher elements towards the rear of the
site.

L] Encouraging ground level additions to contributory buildings to be sited within
the ‘envelope’ created by projected sight lines (see Figure 1)

] Encouraging upper level additions to heritage places to be sited within the
‘envelope’ created by projected sight lines (for Contributory buildings refer to
Figure 2 and for Individually significant buildings refer to Figure 3).

. Encouraging addilions to individually significant places to, as far as possible, be
concealed by existing heritage fabric when viewed from the front street and to
read as secondary elements when viewed from any other adjoining street.

Discourage clements which detract from the heritage fabric or are not contemporary with

the era of the building such as unroofed or open upper level decks or balconies, reflective

glass, glass balustrades and pedestrian entrance canopies.
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Figure 1 acceptable areas for ground level additions are sited within the area created by
drawing a 45 degree view line from the opposite footpath through the front corner of the
subject building and the corners of adjacent buildings.

- BARSPET

ATTACHED BUILDING WITH PARAPET

] RIDGE LINE

BUILDING WITH HIFFED RO0F

BUILDING WITH HIPPED/GABLE ROOF

Figure 2 - appropriate areas for upper level additions to contributory buildings are sited
within the *envelope” created by projecting a sight line from 1.6 metres above ground level
(eye level of average adult person) from the footpath on the opposite side of the street
through the top of the front parapet or the ridge line of the principal roof form.
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ATTACHED BUILDING WITH PARAPET
- . FRONT GUTTER
| | [ 2

BUILDING WITH HIPPED RODOF

FRONT, GUTIER

16n

i

BUILDING WITH HIPPED/GABLE RODOF

Figure 3 — appropriate arcas for upper level additions to individually significant buildings
are sited within the ‘envelope” created by projecting a sight line from 1.6 metres above
ground level (eye level of average adult person) from the footpath on the opposite side of
the street through the top of the front parapel or the gutter line of the principal roof form.

22.02-5.7.2 Specific Requirements (where there is a conflict or inconsistency between

300912010 the general and specific requirements, the specific requirements prevail)
C85

Corner Sites and Sites with Dual Frontages

Encourage new building and additions on a site with frontages to two streets, being either a
corner site or a site with dual street frontages, to respect the built form and character of the
heritage place and adjoining or adjacent contributory elements to the heritage place.

Encourage new buildings on corner sites to reflect the setbacks of buildings that occupy
other corners of the intersection.

Residential Upper Storey Additions

Encourage new upper storey additions to residential herilage places or contributory
elements to heritage places to:

- Preserve the existing roof ling, chimmey(s) and contributory architectural
features that are essential components of the architectural character of the
heritage place or contributory elements to the heritage place.

. Respect the scale and form of the heritage place or contributory elements in the
heritage place by stepping down in height and setting back from the lower built
forms.

Sightlines should be provided to indicate the “envelope’ from the street of proposed upper
storey additions (refer to the sightline diagrams in 22.02-5.7.1).

Industrial, Commercial and Retail Heritage Place or Contributory Elements

Encourage new upper level additions and works to:

. Respect the scale and form of the existing heritage place or contributory
elements to the heritage place by being set back from the lower built form

LoCAL PLANNING POLICIES - CLAUSE 22,02 PAGE 6 OF 8
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elements. Each higher element should be set further back from lower heritage
built forms.

. Incorporate treatments which make them less apparent.
Carports, Car Spaces, Garages, and Outbuildings

Encourage carports, car spaces, garages and outbuildings to be set back behind the front
building line (excluding verandahs, porches, bay windows or similar projecting features) of
the heritage place or contributory element or to be reasonably obscured. New works
should be sited within the ‘envelope’ shown in Figure 1 of 22.02-5.7.1.

Discourage:
- new vehicle crossovers in streets with few or no crossovers
. high fencing, doors and boundary treatments associated with car parking that are

unrelated to the historic character of the area

- new vehicle crossovers in excess of 3 metres wide in residential streets.
Front Fences and Gates

Encourage front fences and gates to be designed to
. allow views to heritage places or contributory elements from surrounding streets

. be a maximum of 1.2 metres high if solid or 1.5 metres high if more than 50%
transparent (excluding fence posts)

. be consistent with the architectural period of the heritage place or contributory
element to the heritage place.

Ancillaries and Services

Encourage ancillaries or services such as satellite dishes, shade canopies and sails, access
ladders, air conditioning plants, wall and roof top mounted lighting, roof top gardens and
their associated planting, water meters, and as far as practical acrials, to contributory or
significant buildings, to be concealed when viewed from street frontage.

Where there is no reasonable alternative location, ancillaries and services which will
reduce green house gas emissions or reduce water consumption, such as solar panels or
water storage tanks, or provide universal access (such as wheel chair ramps), may be
visible but should be sensitively designed.

Encourage ancillaries or services in new development to be concealed or incorporated into
the design of the building.

Encourage ancillaries or services to be installed in a manner whereby they can be removed
without damaging heritage fabric.

22.02-6 Archaeological Sites

30/09/2010
Encourage applicants to consult with Heritage Victoria where any proposed buildings or

works may affect archaeological relics to facilitate compliance with Part 6 of the Heritage
Act 1995 (Protection of Archaeological Places).
22.02-7 Decision Guidelines

30/09/2010

css Before deciding on an application the responsible authority will consider:
. ‘Whether there should be an archival recording of the original building or fabric
on the site.
. The heritage significance of the place or element as cited in the relevant
Statement of Significance or Building Citation.
LOCAL PLANNING POLICIES - CLAUSE 22.02 PAGE 7 OF 8
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22.02-8 References

1911072017

Gz13s Heritage Citation: | 12-124 Trenerry Crescent, Abbotstod. GIM Heritage, July 2016.
Heritage Gap Study: Review of 17 Precincts Stage 2 Report August 2014, Revised 16
October 2016 (Context Pty Ltd)
Heritage Review of Predefined Areas In Abbotsford & Collingwood Stage 2 Report July
2015 (Context Pty Ltd).
Heritage Gap Study: Review of Central Richmond, Stage 2 Final Report, November 2014
(Context Pty Ltd).
City of Yarra Heritage Gaps Study July 2014 — Smith Street South (Anthemion
Consultancies)
City of Yarra Heritage Gaps Review One 2013 [Appendix A and B includes Statements of
Significance] Incorporated Plan under the provisions of clause 43.01 Heritage Overlay -
methodology report, July 2014
City of Yarra Heritage Gaps Review Two 2013
City of Yarra Heritage Gaps Study October 2012 —233-251 Victoria Street, Abbotsford
(Anthermion Consultancies)
City of Yarra Review of Heritage Overlay Areas 2007 (Graeme Butler and Associates)
[Appendix 7 includes Statements of Significance]
Yarra Heritage Database 2007 including photos
“City of Yarra Herilage Review”, Allom Lovell and Associates, 1998,
“City of Yarra Heritage Review”, Building Citations Volume 2 Part I and II, Allom Lovell
and Associates
“Protecting Archaeological Sites in Victoria”, Heritage Victoria, 1998.
The Australian ICOMOS Charter for the Conservation of Places of Cultural Significance
“Fitzroy Urban Conservation Study Review”, Allom Lovell and Associates, 1992,
“Collingwood Conservation Study”, Andrew Ward and Associates, 1989.
“Richmond Conservation Study”, ] and T O’Connor and Coleman and Wright Architects,
1985.
“Carlton, North Carlton and Princes Hill Conservation Study™, Nigel Lewis and
Associates, 1984,
“City of Northcote Urban Conservation Study”, Graeme Butler Architect, 1982,
“South Fitzroy Conservation Study”, Jacob Lewis Vines Architects, 1979.
“North Fitzroy Conservation Study”, Jacob Lewis Vines Architects, 1978.
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11.3 Planning Changes Proposed for Land at 64 Alexandra Parade, Clifton Hill -
Council Submission

Executive Summary

Purpose
The purpose of this report is:

(&) to outline the proposed planning provision changes to land at 64 Alexandra Parade, Clifton
Hill; and

(b) for Council to adopt a position on Amendment C244 and make a submission for lodgement
with the Advisory Committee prior to the deadline of 23 February 2018.

Key Issues

The land at 64 Alexandra Parade, Clifton Hill is now considered surplus land following the
termination of the East West Link Project. The Department of Treasury and Finance (DTF) is
managing the sale of the land along with proposing site specific planning provision changes (via
Amendment C244), including:

(@) rezoning the land from General Residential Zone (GRZ4) to Mixed Use Zone; and

(b) applying a new Design and Development Overlay (DDO), drafted by Urbis Planning
Consultants.

The existing overlays that apply to 64 Alexandra Parade, including DDO2 and HO317 are not
proposed to be removed as part of this process.

Council officers have reviewed Amendment C244 and have recommended a number of changes to
the exhibited documents to ensure that future development of the site strengthens the character of
Alexandra Parade, maintains key views to the Shot Tower, provides affordable and diverse
housing, and protects neighbouring residential amenity.

Financial Implications

The costs associated with the exhibition of the Amendment, statutory fees, and panel fees would
be met by the proponent (DTF). Other aspects would be met by the strategic planning 2017/18
budget.

PROPOSAL

Council should make a submission to the Advisory Committee based on the officer
recommendations outlined in this report and Attachment 3 and request to be heard at the public
hearing on 15 March 2018.
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11.3 Planning Changes Proposed for Land at 64 Alexandra Parade, Clifton Hill -
Council Submission

Trim Record Number: D18/29538
Responsible Officer:  Senior Coordinator Strategic Planning

Purpose
1.  The purpose of this report is:

(@) to outline the proposed planning provision changes to land at 64 Alexandra Parade,
Clifton Hill; and

(b) for Council to adopt a position on Amendment C244 and make a submission for
lodgement with the Advisory Committee prior to the deadline of 23 February 2018.

Background

2.  The land at 64 Alexandra Parade, Clifton Hill (the site) was acquired by the Victorian
Government for the previously proposed East West Link Project (EWL Project). As the EWL
Project is no longer proceeding, 64 Alexandra Parade has been declared ‘surplus land’ and
must be sold, in accordance with requirements of the Victorian Government Landholding
Policy and Guidelines (Policy). Amongst other things, the purpose of the Policy is to promote
the highest and best use of land by providing the opportunity for government agencies to
unlock the value inherent in their land.

3.  The Department of Treasury and Finance (DTF) is managing the sale of the land along with
proposing site-specific planning provision changes via Planning Scheme Amendment C244.
While Council officers provided preliminary advice on the changes, Council has no formal
role in the preparation or management of Amendment C244 (other than as an affected party
that must be notified as part of the process).

4.  The Minister for Planning has appointed the Government Land Standing Advisory Committee
(Advisory Committee) to provide independent advice on Amendment C244 and is publically
exhibiting the Amendment from 15 January - 23 February 2018 (six weeks).

5. Following exhibition and a public hearing (15 March 2018) on Amendment C244, the
Advisory Committee will provide a report on their recommendations to the Minister for
Planning by mid-2018. The Minister then makes a decision on the recommendations (the
Advisory Committee report does not come back to Council).

Site Context

6. The large corner site (approx. 3,000sgm with frontage to Alexandra parade of 72m and to
Gold Street of 42m) contains a mix of one and two storey buildings and has been used for
industry since the latter part of the 19" century (Figure 1). The former Box’s Hair Curling
Works factory fronting Alexandra Parade is the oldest building on the site (constructed c.
1880) and is ‘contributory’ to the wider heritage precinct (HO317). The two-storey timber-
framed structure has been altered over time, with most of the building’s original cladding
replaced with corrugated iron.

7.  Laneways running along the site’s northern (in part) and western boundaries provides
separation from the more sensitive residential interfaces to the west and north. Alexandra
Parade to the south is characterised by large 1-3 storey industrial buildings and the visually
dominant Shot Tower, which is of local (Heritage Overlay - HO85) and state (Victorian
Heritage Register HO709) significance. The freestanding Shot Tower is the tallest structure in
the locality and there are clear, long-range views to the tower from the intersection of
Brunswick Street and Alexandra Parade, the Eastern Freeway and Darling Gardens.

8.  While the site is not located within an activity centre, it is situated along a major boulevard
that offers good access to the Eastern Freeway, services, open space and public transport,
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including buses, trains and trams. It is also in close proximity to the Smith and Brunswick
Street Major Activity Centres and the Queens Parade Neighbourhood Activity Centre.
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Figure 1: 64 Alexandra Parade, Clifton Hill and surrounds

Existing Planning Controls

The existing planning controls for the site are as follows:

(c) Schedule 4 to the General Residential Zone (GRZ4 — this has an 11.5m maximum
building height);

(d) Schedule 2 to the Design Development Overlay (DDO2 - Main Roads and Boulevards);
and

(e) Heritage Overlay (HO317 - Clifton Hill Western Precinct).

The site is not a nominated strategic redevelopment site in Council’s Municipal Strategic
Statement, however it has the site attributes to be considered an infill development site. The
planning scheme built form policies provide some guidance about building heights being in
the range of 5-6 storeys.

Council’s landmarks policy seeks to protect the views to the heritage Shot Tower, located
further to the east on Alexandra Parade. The views to the Shot Tower from the west are a
consideration when preparing development guidelines for this site.

Amendment C244 proposes to retain the existing Heritage Overlay on the site as well as the
Design and Development Overlay. As such, the overlays will continue to remain relevant in
assessing any proposed development for the site in the future.

Proposed Planning Controls

13.

14.

Amendment C244 proposes the following changes (Attachment 1):
(@) rezone the land from General Residential Zone (GRZ4) to Mixed Use Zone (MUZ); and

(b) apply Schedule 19 to the Design and Development Overlay (DDO19), drafted by Urbis
Planning Consultants.

If the Minister for Planning approves Amendment C244, Council as the Responsible
Authority would assess planning applications for new development and for Section 2 uses at
the site. Council would be required to consider the impact of any proposal (that requires a
planning permit) on the amenity of the surrounding area, in accordance with the decision
guidelines of Clause 65, the MUZ and DDO19. Notice of application requirements and third
party rights would still apply.
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Amendment C244 has been informed by the 64 Alexandra Parade East Clifton Hill Urban
Context Report, May 2017 (UCR) prepared by Urbis (Attachment 2). In summary the UCR
concludes:

(@) a preferred maximum of eight (8) storeys (approximately 25 metres) would be
appropriate;

(b) taller buildings should be setback from Alexandra Parade to frame views to the Shot
Tower, particularly when viewed from the western approach; and

(c) setbacks to the north and west should be incorporated to limit overshadowing to the
adjoining residential properties between 11am-2pm on the September 22nd equinox.

Discussion

Proposed Rezoning

16.

17.

18.

19.

The purpose of the MUZ is to provide for a range of residential, commercial, industrial, and
other uses, which complement the mixed-use function of the locality. Its purpose is also to
provide for housing at higher densities whilst responding to the existing or preferred
neighbourhood character of the area. No specific height limit applies within the MUZ,
although meeting the height requirements of DDO19 and ResCode objectives to residential
boundaries would be required.

Officer Recommendation:

State Policy (Plan Melbourne 2017-2050) recognises that a number of former industrial sites
around Melbourne are currently underutilised and encourages government (at all levels) to
repurpose these sites to create jobs and accommodate housing growth.

It is considered that the MUZ is the most appropriate zone for the former industrial site, given
its size, corner location on a major boulevard and good access to key services, employment,
and transport. The rezoning would support mid-rise development for the corner site. Note:
the existing residential zone (GRZ4) specifies a maximum height of 11.5 metres or a three
storey building.

If rezoned, the site would become available for a wider range of uses in accordance with
provisions of the zone and would help facilitate a revitalisation of this section of Alexandra
Parade. The Victorian government is proposing that there would be a mix of retail and
commercial uses at ground level and residential uses above.

Proposed Schedule 19 to the Design and Development Overlay

20.

21.

22.

23.

Proposed DDO19 applies site-specific discretionary requirements relating to the design and
built form of new development.

Building Height and setbacks

In summary, DDO19 includes a discretionary maximum height of 8 storeys (25 metres), with
a street wall height of 3 storeys fronting Alexandra Parade and Gold Street. The overall
height of any new building would need to protect the retention of views to the upper third of
the shot tower to the east.

The setbacks to the west and north would be determined to ensure that heights and setbacks
prevent overshadowing, provide a transition in heights and manage overlooking and building
mass.

Officer Recommendation:

It is considered the proposed maximum height requirement of 8 storeys could achieve an
appropriate mid-rise building form within the site without dominating the Alexandra Parade
boulevard character and low rise residential settings. The proposed height would also not
result in overshadowing to the east/ north/ west/ south (when taking into consideration the
site’s significant size and the laneways running along its northern (in part) and western
boundaries).
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The submission by the State Government’s consultant examines possible scenarios for
different building heights on the site which demonstrates this height still retains views of the
Shot Tower.

The maximum street wall height of 3 storeys (12 metres) proposed for Alexandra Parade and
Gold Street is also considered to be appropriate for a site that is situated along a wide and
prominent boulevard.

The discretionary height requirements for the site, along with the other design objectives
should ensure that new development appropriately responds to the site’s context, whilst
providing enough flexibility to accommodate innovative design.

Building Form and Design

The built form and design guidelines aim to respond to identified heritage values of the site
and broader precinct, including primary views to the Shot Tower, the changing context along
Alexandra Parade and neighbouring and internal amenity.

Officer Recommendation:

Collectively, the built form and design guidelines provide clear guidance on the preferred
type and design of new development. However, it is recommended that DDO19 include
additional guidelines to ensure that future development strengthens the boulevard character
of Alexandra Parade, does not encroach on key views to the Shot Tower, provides an
appropriate transition to adjoining low rise residential areas and provides well designed,
horizontal awnings/verandahs along Alexandra Parade and Gold Street.

Heritage

The DDO provides detailed guidance on maintaining views to the significant Shot Tower.
Specifically DDO19 identifies primary views and requires new development to provide
adequate setback and building separation to maintain the Shot Tower primacy when viewed
in the round.

Advice from Council’s heritage consultants recommends that, to ensure views to the Shot
Tower, there needs to be sufficient building separation and that the tower should remain the
highest element within the streetscape by ensuring its top third is visible.

The DDO does not provide any guidance regarding the site’s contributory building (Box’s
Hair Curling Work factory and yard). The Heritage Report for 64 Alexandra Parade, Clifton
Hill (May 2017, Trethowan Pty Ltd) prepared in support of Amendment C244 determines that
the building is a significant component of the site and the crossovers and courtyards are
contributory features that should be retained and considered in any proposed redevelopment
of the site.

The DDO relies only on design of a development incorporating reference to the industrial
history of the site. Images of modelling of development options indicates that the Victorian
government’s preferred option does not retain the factory building.

Officer Recommendation:

It is recommended that DDO19 be amended to encourage new development to retain and
sensitively incorporate the original Box’s Hair Curling Works factory, crossovers and internal
courtyard into its design and layout and also encourage its adaptive reuse.

Other Issues

34.

35.

Management of Potential Site Contamination

The site has been used for timber manufacturing and other industrial uses, which could be
potential sources for contamination, along with off-site sources including the Shot Tower and
the former Fitzroy Gasworks.

The site is already zoned for residential purposes and no Environmental Audit Overlay exists
over the land. The remediation of the site is therefore not occurring through the statutory
environmental audit process.
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An Environmental Assessment Report (EAR) has been prepared by Senversa environmental
consultants to assess the potential for soil and groundwater contamination. The EAR
identified some individual chemical concentrations that were greater than adopted criteria
and notes that this could be appropriately managed by a future mixed use development
(commercial on the ground floor with residences above).

The EAR recommends that further soil, soil vapour, and groundwater investigations may be
still be required. As such, DDO19 includes a requirement for any permit application to include
a Contamination Assessment of the site (prepared by a suitably qualified and experienced
person).

Officer Recommendation:

It is considered that the proposed approach to managing potential site contamination is
appropriate, given the advice by Senversa. The ‘application requirement’ included in DDO19
will ensure that any potential contamination can be managed as part of a normal
development application process.

The provision should, however be strengthened by ensuring the report provides for a
strategy for the remediation of the site and validation that the remediation has been
completed and that the site is suitable for sensitive uses.

Affordable housing / housing diversity

Amendment C244 does not mandate the provision of any affordable housing, which is
inconsistent with Council’s adopted Policy Guidance Note for Affordable Housing in
Significant Redevelopments, November 2017 (Policy Guidance Note). The Policy Guidance
Note outlines Yarra’s expectations relating to affordable housing outcomes at significant
redevelopment sites. As part of significant rezonings, it is expected that a development
proponent will provide for at least 5% affordable housing at sites likely to yield around 50
dwellings or more and to partner with a Registered Housing Association/Provider to deliver
affordable housing.

Officer Recommendation:

It is considered that Council should pursue the provision of a minimum 5% of the overall
number of dwellings as affordable housing. This would be secured by way of a Section 173
Agreement being included on the land title. This should be entered into prior to sale of the
land.

Council should also seek an additional application requirement in DDO19 requiring
applications to include a Housing Diversity Report. The purpose of a Housing Diversity
Report is to undertake a demographic analysis of the types of people and households
anticipated to live within the development and demonstrate how the development plan
responds to the particular housing needs of the occupants across their lifetime - proposed
dwelling design and bedroom mix.

Summary of Officer Recommendations

43.

It is recommend that Council makes submission to the Advisory Committee seeking the
provision of 5% of the overall number of dwellings as affordable housing via a section 173
agreement and also seeking an amended DDO (Attachment 3) that includes:

(@) anew application requirement for residential development to provide a Housing
Diversity Report;

(b) a new built form guideline that requires new development to respond to the boulevard
character of Alexandra Parade;

(c) two new built form guidelines to ensure buildings are expressed in the round and are
articulated;

(d) two new built form guidelines that encourages development to retain and sensitively
incorporate the original Box’s Hair Curling Works factory, crossovers and internal
courtyard into its design and layout and encourage its adaptive reuse;
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(e) anew built form guideline that encourages well designed horizontal awnings/verandahs
along Alexandra Parade and Gold Street;

() anew guideline to ensure that development does not encroach on key views to the
Shot Tower; and

(g) correction of minor drafting errors.

44, ltis proposed that Council’s position to the Advisory Committee at the Public Hearing will be
based on the submission outlined in this report and Attachment 3.

External Consultation

45. Exhibition of the proposal is being managed by the Advisory Committee. Council provided
advice on the extent of natification. In summary notification included:

(@) public viewing file of at the Yarra City Council Planning Counter (Richmond Town Hall),
Yarra City Council Information Centre (Collingwood Town Hall) and Fitzroy Library;

(b) exhibition documentation on the DELWP website;
(c) notice of preparation in the Age newspaper (15 January 2018); and

(d) letters, including an information sheet, sent to 269 property owners and occupiers,
stakeholders and interest groups.

46. The Advisory Committee held a public information session on 5 February 2018 that included
presentations from the proponent (DTF), consultants (Urbis) and Department of
Environment, Land, Water, and Planning (DEWLP). Council officers attended the meeting to
observe the process.

Internal Consultation (One Yarra)
47. Officers have sought internal comments from urban design, and statutory planning. These
comments have informed the changes proposed exhibited documents.

Financial Implications

48. The costs associated with the exhibition of the Amendment, statutory fees, and panel fees
would be met by the proponent (DTF). Other aspects would be met by the strategic planning
2017/18 budget.

Economic Implications
49. The economic implications of the planning provision changes are likely to include:
(@) managing the growth in the local housing market in Yarra;

(b) flow on effects for Yarra’s local economy as the municipality accommodates a growing
population, with more people moving into the area and utilise local businesses and
services; and

(c) reduce Council resources spent on complex decision making process.
Sustainability Implications

50. The Amendment provides for additional dwellings, in proximity to major activity centres, a
neighbourhood activity centre, services and public transport.

Social Implications

51. Council advocates for more affordability housing and housing diversity.
Human Rights Implications

52. There are no anticipated human rights implications.

Communications with CALD Communities Implications

53. The Advisory Committee has prepared all of the exhibition material independent of Council.

Council Plan, Strategy and Policy Implications
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The Yarra Council Plan (2017-2021) identifies the need to actively plan and manage growth
in Yarra.

The proposed planning changes implements relevant objectives of the State Planning Policy
Framework (SPPF), including Clause 16 — Housing Clause 16.01 (Residential Development).
Clause 16 encourages consolidation of residential activities within existing urban areas and
development in existing residential areas.

The current vision for housing in Yarra as outlined in the MSS is that by 2020 the City will
accommodate a diverse range of people, including families, the aged, the disabled, and
those who are socially or economically disadvantaged.

Legal Implications

57. There are no known legal implications for Council associated with this report.
Conclusion
58. The DTF are proposing the following changes to the Yarra Planning Scheme via Amendment

59.

60.

61.

C244 (Attachment 1):
(@) rezone the land from General Residential Zone (GRZ4) to Mixed Use Zone (MUZ); and

(b) apply Schedule 19 to the Design and Development Overlay (DDO), drafted by Urbis
Planning Consultants.

The existing overlays that apply to 64 Alexandra Parade, including DDO2 and HO317 are not
proposed to be removed as part of this process.

Council officers have reviewed proposed Amendment C244 and recommended a number of
changed to the exhibited documents to ensure that future development and use of the site
strengthens the character of Alexandra Parade, maintains key views to the Shot Tower,
provides affordable and diverse housing and protects neighbouring residential amenity.

Council should make a submission to the Advisory Committee based on the officer
recommendations outlined in this report and Attachment 3 and request to be heard at the
public hearing on 15 March 2018.

RECOMMENDATION

1.

That Council:

(@) notes the officer report in relation the Amendment C244 which seeks to rezone the land
at 64 Alexandra Parade, Clifton Hill from General Residential Zone (GRZ4) to Mixed
Use Zone; and apply Schedule 19 to the Design and Development Overlay;

(b) notes the process being undertaken by the Department of Treasury and Finance
including to the sale of 64 Alexandra Parade, Clifton Hill and proposing site-specific
planning provision changes via Planning Scheme Amendment C244;

(c) adopts a position on Amendment C244 generally in accordance with the officer's
response contained in this report and Attachment 3;

(d) submits a written submission to the Advisory Committee on the proposed planning
provision changes (Amendment C244) for lodgement with the Victorian Government
prior to 23 February 2018;

(e) requests to be heard at the Public Hearing to advocate for Council’s adopted position;
and

(f)  pursue an agreement with the land owner of 64 Alexandra Parade, Clifton Hill, under
Section 173 of the Planning and Environment Act 1987, requiring a least 5% of the
overall number of dwellings on the site to be affordable housing, in partnership with a
Registered Housing Association or a Registered Housing Provider.
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CONTACT OFFICER: Alayna Chapman

TITLE: Strategic Planner
TEL: 9205 5332
Attachments

1  Amendment C244 Exhibited Documents
2 Urban Context Report, Urbis
3  Amended Schedule 19 to the Design and Development Overlay
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32.04 MIXED USE ZONE

19/0912017

veaaz Shown on the planning scheme map as MUZ with a number (if shown).

Purpose

To implement the State Planning Policy Framework and the Local Planning Policy
Framework. including the Municipal Strategic Statement and local planning policies.

To provide for a range of residential, commercial, industrial and other uses which
complement the mixed-use function of the locality.

To provide for housing at higher densities.

To encourage development that responds to the existing or preferred neighbourhood
character of the area.

To facilitate the use, development and redevelopment of land in accordance with the
objectives specified in a schedule to this zone.

32.04-1 Objectives

1510712013

vewo A schedule to this zone may contain objectives to be achieved for the area.

32.04-2 Table of uses

15/07/2013

veion Section 1 - Permit not required
Use Condition

Animal keeping (other than Animal Must be no more than 2 animals.

boarding)

Bed and breakfast No more than 10 persons may be
accommodated away from their normal place
of residence.

At least 1 car parking space must be provided
for each 2 persons able to be accommodated
away from their normal place of residence.

Dependent person’s unit Must be the only dependent person’s unit on
the lot.

Dwelling (other than Bed and breakfast)

Food and drink premises The leasable floor area must not exceed 150

square metres.

Home occupation
Informal outdoor recreation

Medical centre The gross floor area must not exceed 250
square metres.

Minor utility installation

Office (other than Medical centre) The leasable floor area must not exceed 250
square metres.

Place of worship The gross floor area of all buildings must not
exceed 250 square metres.

Railway
Residential aged care facility

Shop (other than Adult sex bookshop) The leasable floor area must not exceed 150
square metres.

Tramway

MIXED LSE ZONE PaGE10F 7
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32.04-3

15/07/203
vcio0

Use Condition

Any use listed in Clause 62.01 Must meet the requirements of Clause 62.01.

Section 2 - Permit required
Use Condition

Accommodation (other than Dependent
person's unit, Dwelling and Residential
aged care facility)

Agriculture (other than Animal keeping
and Apiculture)

Animal boarding

Animal keeping (other than Animal Must be no more than 5 animals.
boarding) — if the Section 1 condition is
not met

Industry (other than Materials recycling  Must not be a purpose listed in the table to
and Transfer station) Clause 52.10.

Leisure and recreation (other than Informal
outdoor recreation)

Place of assembly (other than Carnival,
Circus and Place of worship)

Retail premises (other than Food and drink
premises and Shop)

Utility installation (other than Minor utility
installation and Telecommunications
facility)

Warehouse Must not be a purpose listed in the table to
Clause 52.10.

Any other use not in Section 1 or 3

Section 3 - Prohibited

Adult sex bookshop
Brothel

Materials recycling
Transfer station
Stone extraction

Use for industry and warehouse
Amenity of the neighbourhood

The use of land for an industry or warehouse must not adversely affect the amenity of the
neighbourhood, including through:

. The transport of materials or goods to or from the land.
. The appearance of any stored materials or goods.
. Trallic generated by the use.

Emissions from the land.
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32.04-4 Subdivision

15/07/12013
veton Permit requirement

A permit is required to subdivide land.

An application to subdivide land, other than an application to subdivide land into lots cach

containing an existing dwelling or car parking space, must meet the requirements of Clause

56 and:

. Must meet all of the objectives included in the clauses specified in the following
table.

. Should meet all of the standards included in the clauses specified in the
following table.

Class of subdivision Objectives and standards to be met
60 or more lots All except Clause 56.03-5.
16 — 59 lots All except Clauses 56.03-1 to 56.03-3, 56.03-5, 56.06-1
and 56.06-3.
3-15lots All except Clauses 56.02-1, 56.03-1 to 56.03-4, 56.05-2,
56.06-1, 56.06-3 and 56.06-6.
2 lots Clauses 56.03-5, 56.04-2, 56.04-3, 56.04-5, 56.06-8 to
56.09-2.
32.04-5 Construction and extension of one dwelling on a lot
15/07/2013
vetoo Permit requirement

A permit is required to construct or extend one dwelling on a lot of less than 300 square

metres.

A development must meet the requirements of Clause 54.

No permit required

No permit is required to:

. Construct or carry out works normal to a dwelling.

L] Construct or extend an out-building (other than a garage or carport) on a lot
provided the gross floor area of the out-building does not exceed 10 square
metres and the maximum building height is not more than 3 metres above
ground level.

32.04-6 Construction and extension of two or more dwellings on a lot, dwellings on
1300412017 common property and residential buildings
VC138

Permit requirement

A permil is required to:

L] Construct a dwelling if there is at least one dwelling existing on the lot.
. Construct two or more dwellings on a lot.

. Extend a dwelling if there are two or more dwellings on the lot.

. Construct or extend a dwelling if'it is on common property.

L] Construct or extend a residential building.

A permit is required to construct or extend a front fence within 3 metres of a street if:

. The fence is associated with 2 or more dwellings on a lot or a residential
building, and

MIXED USE ZONE PaGE30F 7
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32.04-7

15/07/2013
vC100

32.04-8

150712013
VC100

32.04-9

150712013
VC100

32.04-10

ZTI03201T
vC110

. The fence exceeds the maximum height specified in Clause 55.06-2.

A development must meet the requirements of Clause 55. This does not apply to a
development of five or more storeys, excluding a basement.

An apartment development of five or more storeys, excluding a basement, must meet the
requirements of Clause 58.

A permit is not required to construct one dependent person’s unit on a lot.
Transitional provisions

Clause 55 of this scheme, as in force immediately before the approval date of Amendment
VC136, continues to apply to:

. An application for a planning permit lodged before that date,

. An application for an amendment of a permit under section 72 ol the Act, il the
original permit application was lodged before that date.

Clause 58 does not apply to:

. An application for a planning permit lodged before the approval date of
Amendment VC136.

. An application for an amendment of a permit under section 72 of the Act, il the
original permit application was lodged before the approval date ol Amendment
VCl136.

Requirements of Clause 54 and Clause 55

A schedule to this zone may specify the requirements of:

L] Standards A3, A5, A6, A10, All, Al7 and A20 of Clause 54 of this scheme.
. Standards B6, B8, B9, B13, B17, B18, B28 and B32 of Clause 55 of this
scheme.

If a requirement is not specified in a schedule to this zone, the requirement set out in the
relevant standard of Clause 54 or Clause 55 applies.

Buildings and works associated with a Section 2 use

A permit is required to construct a building or construct or carry out works for a use in
Section 2 of Clause 32.04-2.

Buildings on lots that abut another residential zone

Any buildings or works constructed on a lot that abuts land which is in a General
Residential Zone, Residential Growth Zone, Neighbourhood Residential Zone or Township
Zone must meet the requirements of Clauses 55.04-1, 55.04-2, 55.04-3, 55.04-5 and 55.04-
6 along that boundary.

Maximum building height requirement

A building must not be constructed that exceeds the maximum building height specified in
a schedule to this zone.

A building may exceed the maximum building height specified in a schedule to this zone

if:

. It replaces an immediately pre-existing building and the new building does not
exceed the building height of the pre-existing building.

. There are existing buildings on both abutting allotments that face the same street
and the new building does not exceed the building height of the lower of the
existing buildings on the abutting allotments.
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32.04-11

19/09/2017
vC132

. It 15 on a corner lot abutted by lots with existing buildings and the new building
does not exceed the building height of the lower of the existing buildings on the
abutting allotments.

. It is constructed pursuant to a valid building permit that was in effect prior to the
introduction of this provision.

An extension to an existing building may exceed the maximum building height specified in
a schedule to this zone if it does not exceed the building height of the existing building.

A building may exceed the maximum building height by up to 1 metre if the slope of the
natural ground level, measured at any cross section of the site of the building wider than 8
metres, is greater than 2.5 degrees.

The maximum building height requirement in this zone or a schedule to this zone applics
whether or not a planning permit is required for the construction of a building.

Building height if land is subject to inundation

If the land is in a Special Building Overlay. Land Subject to Inundation Overlay or is land
liable to inundation the maximum building height specified in the zone or schedule to the
zone is the vertical distance from the minimum floor level determined by the relevant
drainage authority or floodplain management authority to the roof or parapet at any point.
Application requirements

General

Any application requirements specified in a schedule to this zone.

Use for industry and warehouse

Unless the circumstances do not require, an application to use land for an industry or
warehouse must be accompanied by the following information:

. The purpose of the use and the types of activities to be carried out.

. The type and quantity of materials and goods to be stored, processed or
produced.

. Whether a Works Approval or Waste Discharge Licence is required from the

Environment Protection Authority.

. Whether a notification under the Occupational Health and Safety (Major Hazard
Facilities) Regulations 2000 is required, a licence under the Dangerous Goods
Act 1985 is required, or a fire protection quantity under the Dangerous Goods
(Storage and Handling) Regulations 2012 is exceeded.

L] How land not required for immediate use is to be maintained.

L] The likely effects, if any, on the neighbourhood, including noise levels, traffic,
air-borne emissions, emissions to land and water, light spill, glare, solar access
and hours of operation (including the hours of delivery and dispatch ol materials
and goods).

Buildings and works associated with a Section 2 use
An application to construct a building or construct or carry out works must be accompanied

by the following information, as appropriate:

. A site analysis and descriptive statement explaining how the proposal responds
to the site and its context.

. Plans drawn to scale and dimensioned which show:
The layout of proposed buildings and works.
An elevation of the building design and height.

MIXED USE ZONE PAGESOF 7
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32.04-12
1510712013
vE100

32.04-13

29/0812017
VC139

Setbacks to property boundanes.

All proposed access and pedestrian areas,

All proposed driveway, car parking and loading areas.
Existing vegetation and proposed landscape areas.
The location of easements and services.

Exemption from notice and review

Subdivision

An application for subdivision 1s exempt from the notice requirements of Section 52(1)(a),
(b) and (d), the decision requirements of Section 64(1), (2) and (3) and the review rights of
Section 82(1) of the Act.

Other applications

A schedule to this zone may specify that an application is exempt from the notice
requirements of Section 52(1)(a), (b) and (d), the decision requirements of Section 64(1),
(2) and (3) and the review rights of Section 82(1) of the Act.

Decision guidelines

General

Before deciding on an application, in addition to the decision guidelines in Clause 65, the
responsible authority must consider, as appropriate:

. The State Planning Policy Framework and the Local Planning Policy
Framework, including the Municipal Strategic Statement and local planning
policies.

. The objectives set out in a schedule to this zone.

. Any other decision guidelines specified in a schedule to this zone.

Use for industry and warehouse

. The effect that existing uses on adjoining or nearby land may have on the
proposed use.

L] The design of buildings, including provision for solar access.

. The availability and provision of utility services.

. The effect of traffic to be generated by the use.

. The interim use of those parts of the land not required for the proposed use.

. Whether the use is compatible with adjoining and nearby land uses.

L] For non-residential uses, the proposed hours of operation, noise and any other

likely off-site amenity impacts.

Subdivision

. The pattern of subdivision and its effect on the spacing of buildings.

. For subdivision of land for residential development, the objectives and standards
of Clause 56.

Construction and extension of one dwelling on a lot

. The objectives. standards and decision guidelines of Clause 54.
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Construction and extension of two or more dwellings on a lot, dwellings on
common property and residential buildings

. For two or more dwellings on a lot, dwellings on common property and
residential buildings, the objectives, standards and decision guidelines of Clause
55. This does not apply to an apartment development of five or more storeys,
excluding a basement.

. For an apartment development of five or more storeys, excluding a basement,
the objectives, standards and decisions guidelines of Clause 58.

32.04-14  Advertising signs

1510772013
Advertising sign requirements are at Clause 52.05. This zone is in Category 3.

Notes: Refer to the State Planning Policy Framework and the Local Planning Policy Framework, including
the Municipal Strategic Statement, for strategies and policies which may affect the use and
development of land.

Check whether an overlay also applies to the land.

Other requirements may also apply. These can be found at Particular Provisions.

MIXED LSE ZONE PaGEToOF T
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YArRA PLANNING SCHEME

20~ SCHEDULE [NUMBER] TO CLAUSE 43.02 DESIGN AND
DEVELOPMENT OVERLAY

Shown on the planning scheme map as DDO[number].

64 ALEXANDRA PARADE, CLIFTON HILL

1.0 Design objectives
=i
C=
*  To facilitate a future development that provides for a mix of commercial uses at street
level with residential uses above.

* To facilitate a development that will provide a range of dwelling types, as appropriate, to
allow for a diversity of houscholds.
* To enable a scale and density of development which takes advantage of the site’s strategic

location including its proximity to the CBD, local activity nodes, public transport, other
established amenities.

= To provide an appropriate built form response to any recognised heritage features of the
site.

= To retain the visual prominence of at least a third of the individually significant Shot
Tower from primary views.

= To ensure development appropriately considers the amenity impacts on neighbouring
development and achieves a high standard of internal amenity within the development,

= Toencourage the development above the street wall to be designed as a series of separate
development parts with building separation to enable views to the sky.

2.0 Buildings and works

—Af20-
« A permit is required to construct a building or construct or carry out works.
Built Form Guidelines
The following Built Form Guidelines should be met:
Height and Setbacks
= Buildings on the site should be a preferred maximum 8 storeys (25 metres).

= Future development on the site should provide a consistent strect wall height to the public
realm along Alexandra Parade and Gold Street of a preferred maximum of 3 storeys (12
metres),

= The maximum height and massing of a future development should be positioned to the
south-east comer of Alexandra Parade and Gold Street, responding to the limited
sensitivity at these interfaces,

= TFuture building form should deliver an appropriate interface arrangement and minimise
visual bulk and mass when viewed from neighbouring properties.

= LUpper levels of development should be appropriately sited so as not to diminish the
appreciation of, or impact primary views to at least a third of the height of the Shot Tower
from the west on Alexandra Parade.

DesiGN AND DEVELOPMENT OVERLAY - SCHEDULE [Numper] Pacelor3
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YArRA PLANNING SCHEME

Building Form and Design
*  Avoid repetitive stepped built form at upper levels of development.

= Deliver a high quality architectural response through building form, massing, materials
and finishes.

= Ensure activation at ground level of Alexandra Parade and Gold Street through design
measures including glazing, active uses and pedestrian entries.

= Avoid a single mass form for development above the street wall.

= Provide passive surveillance to streets and footpaths.

= Locate car parking within the site and be screened from the public realm.
Heritage

* To incorporate reference to the former industrial history of the site and any specifie
identified heritage values, such as in the form of public artwork, architecture and heritage
interpretation.

* Preserve identified primary views to the Shot Tower, particularly from the south west
corner of Brunswick Street and Alexandra Parade by providing adequate setback and
building separation to retain the prominence of at least the top one third of the height of
the structure.

* Preserve identified primary views to at least the top one third of the Shot Tower,
particularly from the Eastern Freeway (west of the overpass) by providing clear sky in
the backdrop of at least the top one third of the height of the structure.

Vehicle Access and Traffic

= Ensure vehicle entrances do not impact on high traffic flows on Alexandra Parade, by
locating entrances to onsite parking on Gold Street.

* Ensure vehicle access is located to limit impact on the pedestrian safety or street amenity.
Amenity

* Provide a good level of onsite amenity for future residents of the development though the
layout and orientation of dwellings.

* Ensure the form and scale of proposed development is not the detriment of existing
adjacent uses, particularly residences.

* Limit additional shadow cast to neighbouring residential properties to the west and north
between 11am and 2pm at 22 September.

* Limit opportunities for overlooking to properties to the north and west.
Public Realm

= Provide streetscape improvements including sufficient footpath width along Alexandra
Parade and Gold Street to enable the improved future use by retailers and pedestrians and
enable sufficient activation of the street interfaces.

= To provide opportunitics for additional tree planting where possible along Alexandra
Parade and Gold Street,

= Provide a high quality response to the corner of Alexandra Parade and Gold Street to
allow safe pedestrian movement,

Application Requirements

Unless with the written consent of the Responsible Authority, an application for development
on the land must provide:
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* An Urban Context Report

®  Perspectives showing the form, massing, profile, material finishes and detailed design of
the proposed building(s).

= A Traffic and Transport Impact Assessment prepared by a suitably qualified traffic
engineer.

= A Green Travel Plan prepared by a suitably qualified person outlining site-specific
initiatives and actions to encourage the use of more sustainable transport options,

* A Heritage Impact Assessment prepared by a suitably qualified heritage consultant,

* For residential development, an acoustic report prepared by a suitably qualified acoustic
engineer.

= A Sustainability Management Plan (SMP) for 10 or more dwellings to Council’s
specifications (in accordance with the Application Requirements of Clause 22.17).

= A Waste Management Plan prepared by a suitably qualified waste management expert,

= A Contamination Assessment of the site prepared by a suitably qualified and experienced
person and include recommendations and an implementation strategy to be undertaken in
the event that any part of the is contaminated. The assessment must be submitted to and
approved by and to the satisfaction of the Responsible Authority and make reference to
the Department of Sustainability and Environment (DSE), General Practice Note
Potentially Contaminated Land, June 2005,

3.0 Subdivision

-
None specified

4.0 Advertising signs

EJ—nn_
None specified

5.0 Decision guidelines

—ii20—
c-

The following decision guidelines apply to an application for a permit under Clause 43.02,
in addition to those specified in Clause 43.02 and elsewhere in the scheme which must be
considered, as appropriate, by the responsible authority:

* The design, height, massing and scale of the development in relation to the site context,

* The effect of the development on the amenity of neighbouring properties and the public
realm.

* How the proposal improves the street environment for pedestrians along street frontages,

= The response to identified heritage values of the site and broader precinet, including
primary views to at least a third of the height of the Shot Tower.

® The impact of traffic generated by the proposal.

DesiGN AND DEVELOPMENT OVERLAY - SCHEDULE [Numper] Pace3orl

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018



Agenda Page 344

Attachment 1 - Amendment C244 Exhibited Documents
Alexandra Pde, Clifton Hill - Proposed Design and Development Overlay Eig_m o e
Government. and Planning
- - S
: J Alexandra Pde, Cliton Hill outh Ter race
Property Boundary
Proposed Design and a.!-'
l:l Development Overlay e
»n
S Qe 2
[=)] ] ] -
- o ” @ o
g = k) o o
f= [<] b~ "H
7 = o £ >
S Noone s 3 S
2 treet a B
S " 8
o
& =
- (7]
(. .
o 7]
Q o
& g
© )
Alexa <
Nndra Parade A'exandra Parade
. Q)
NORTH sfe,,)
0 50 100 ) Jc}’ev
& Sy,
e —— 9
Metres t‘bb ° T Sfern g
g i 7
2 5 = » = Sew,
g 3 % g 3 Y
c s =
CBD = a S A * @
@
o [} k=] =
£ £ o 7]
3 2 o =
(1]
M = 2 5
ater St o =
Planning Mapping Services m

Print Date: (9/11/3017
MapiD:  GIS 99-5ite$0-106
persan s

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018




Agenda Page 345
Attachment 2 - Urban Context Report, Urbis

64 ALEXANDRA PARADE EAST
CLIFTON HILL

URBAN CONTEXT REPORT

PREPARED FOR

DEPARTMENT OF TREASURY & FINANCE

8 MAY 2017
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2 64 Alexandra Parade East, Clifton Hill Urban Context Report
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INTRODUCTIO

THIS DOCUMENT

This document investigates the urban design opportunities
and issues that relate to the site and provides an analysis

of potential massing outcomes ta inform future built form
controls at 64 Alexandra Parade East, Clifton Hill. The urban
design analysis includes contextual mapping and investigations
to understand:

The location of the site and its access opportunities.

The land use arrangement of the area

Built form character zones of the wider precinct and how
the site relates to these

Heritage elements on and surrounding the site

Public realm character and opportunities

The document sets out the design principles that have been
established with reference to the context analysis. The
massing studies at the rear of the document analyse different
development massing proposals against the design principles.
The aim of the study is to provide a high level assessment

of arange of scenarios on the site in order to inform the
recommended approach with regard to building height and
setbacks,
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SITE OVERVIEW

The site presents an exceptional opportunity for significant

redevelopment in response to the site's context and urban

conditions and to make the most of this large inner city site.

The site's redevelopment has the potential to respond to the

following:

= |ts excellent location, 2.5km from the CBD and in proximity
to the Smith Street retail and lifestyle corridor and
Wellington Street.

= Therole of the Alexandra Parade corridor as a gateway to
the CBD from the east.

= The evolving nature of the Alexandra Parade corridor and
the oppartunity to develop a new character that provides a
well-considered response for such a key location.

= The proximity of established public transport networks
and pedestrian and cycle access to the surrounding
established community and CBD.

=  The opportunity todevelop a new characterfurban
typology along Alexandra Parade.

STRATEGIC CONTEXT

The following key points describe the site's context which

inform the appropriate design response:

= Alexandra Parade remains a recognised premier boulevard
for the City of Yarra, which is expected to play arole
in supporting Melbourne's projected commercial and
residential growth.

= The 2016 Census showed that 77.2% of the dwellings in
Clifton Hill were medium or high density, compared to
B4.9% in the City of Yarra. The 2016 population for Clifton
Hill was 6,341 and is forecast to grow to 7,331 by 2036,
creating demand for new housing,

= The directions and suppart for growth in key locations
such as Alexandra Parade are set out in Plan Melbourne -
Metropolitan Planning Strategy, State Planning Pelicy and
Local Planning Policy.

= Akey element of the Plan Melbourne strategy is increasing
choice in the housing sector. Demographic changes
including an increasing population and smaller household
sizes mean that a diversity of housing is reguired in
established areas.

Plan Melbourne quotes that:

= A chollenge will be to provide housing to occommodate
these changes in demand for new dwellings, locally, so that
family connections can be maintained.

= This includes redeveloping underutilised ond well-locoted
urban areoas to house more people ond creote opportunities
for new investment in businesses ond services. Smaort
technologies con improve the lood copocity ond efficiency
of existing tronsport, water, waste ond energy infrastructure
in established urban areas.

= ‘There are mony oreas in Metbourne's estoblished middle
ond fnner rings which hove the copacity to substantially
increase their populgtion, which would further support
business growth. These suburbs hove excellent omenities
such os transport infrastructure and access to health
services, s well as commerciol and recreational services.”
- Urban Development Institute of Australia

= Alexandra Parade as a whole is recognised within Plan
Melbourne as an urban renewal opportunity that is to be

investigated for improvements to the amenity of the area
in the short term.

The site has the potential to provide a greater density of
development and a greater dwelling mix to the area,

The site is str located appr 25
kilometres of the Melbourne CBD, with nearby access

to public transport and a range of services and

facilities benefiting residential uses and development.
Alexandra Parade is currently subject to change and

this is recognised by the current zoning and local policy
applicable to the precinct.

The site is not within a specifie activity centre, strueture
plan or overlay which dictates precinct specific built form
guidelines, therefore built form guidance will be drawn
from Council's local built form policies, including in this
case the Clause 22.02 Development Guidelines for sites
subject to the Heritage Cverlay.
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DOCUMENT STRUCTURE

The following diagram illustrates the structure of the
document.
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1.0 CONTEXT

An Opportunity Site

/.
~ EDINBURGH

The site is very well located, approximately 2.5km from the
¥ 3 P y GARDENS

heart of the Melbourne CBD as seen in Figure 1. The site sits
on the edge of the sought-after suburb of Clifton Hill, along
Victoria Parade East, near the start of the Eastern Freeway.
In addition to being within walking distance to the lifestyle
precincts of the inner north, the site is serviced by a number of ggm‘m
tram routes, the Hurstbridge and South Morang rail lines and UARE
numerous cycle routes.

Alexandra Parade is an important east-west connection within
Melbourne's inner north, illustrated in Figure 2. Alexandra
Parade East connects to the Eastern Freeway which provides
access to the eastern suburbs of Melbourne and through to the
southern suburbs via Eastlink. Alexandra Parade East formsa
gateway into the city, celebrating the point where the freeway
transitions into a lower speed urban road.

Subject Site
Shot Tower
VICTOR14
PARK Parks/Open Space
Hitii4  Railway Line
2 % TrainStation

/ s Tram Line

77 —g®- TramStop

Bus Route

= = = Major connection
CARLTON

GARDENS Major gateway
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0 1:3000
Figure 2 Local Context Plan
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2.0 URBAN FORM

Existing Context

It is recognised that this area of Alexandra Parade, particularly
to the east, does not include many recent medium or higher
density developments. This is considered to be a result of the
ongoing uncertainty around the execution of the previously
proposed East-West link, rather than the appropriateness of
the context to facilitate such developments.

An Emerging Local Character

The local area is characterised by the major street pattern
and the land use response along the streets. Linear corridors
of non-residential uses frame the major streets and break

up the pockets of low density residential and character
housing. These corridors have been the focus for incremental
redevelopment and change. A number of the corridors (seen
in Figure 3) have undergone a structure planning and or
design review processes and masterplanning process that
encourages redevelopment and investment. These include:
Smith Street Structure Plan

Victoria Street Structure Plan

Johnston Street Local Area Plan

Queens Parade Built Form Review

Brunswick Street Streetscape Masterplan

North Fitzroy Gasworks Precinct Urban Design Framework

A number of developments are under construction or approved
within the local area. These are typically over 8 storeys and
upwards of 11 storeys. The majority of these are along key
activity spines such as Smith Street and Johnston Street.
These developments are identified on Figure 4 with further
information provided on page 10.

Alexandra Parade provides a key opportunity for
redevelopment, with much of its interface composed of large
allotments, many of which are occupied by redundant or
expiring industrial buildings. Behind the Alexandra Parade
interface is largely fine grain residential development,

much of which is covered by a heritage overlay. These

area. The various urban typologies surrounding the site are
outlined in Figure 4,

City of Yarra - Urban Design Strategy

Adopted in 2011, the strategy identifies Alexandra Parade
within its Boulevard and Main Road category. It identifies
existing built form as low scale and out of scale with the wide
road corridor. The document earmarks main roads including
Alexandra Parade for higher density developments and the
need for i guidelines for boulevard built form to

be developed. Further to this, the strategy acknowledges
that existing built form controls do not address long term
change along main roads which are a focus for higher density
developments. The strategy also expresses that public
transport rich locations are not fully utilised. As noted, 64
Alexandra Parade East is well serviced by tram, bus and train
stations within short walks. Accessibility and connectivity is
further analysed in Figure 9.

ALEXANDRA paRap,

E

areas are compact and tightly held, with little opportunity LEGEND
for redevelopment. This places additional pressure on the

Ci t struct
Alexandra Parade corridor to accommodate growth within the [ — b:.::e,:,:, ::vci:vrve plan or
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DRESS

150 CECIL STREET, FITZROY

80-60 JOHNSTON STREET, FITZROY
239-249 JOHNSTON STREET, FITZROY
6-10 KEELE STREET, COLLUNGWOOD
122-138 ROSENEATH STREET

365 - 379 SMITH STREET, FITZROY

416-422 SMITH STREET, COLLINGWOOD

CO000OOO®OS

247 QUEENS PARADE, FITZROY NORTH
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466-482 SMITH STREET, COLLINGWOOD

PROPOSED

7 STOREYS

§ STOREYS, MIXED USE

11 STOREYS, 160 DWELLINGS

8 STOREYS, 45 DWELLINGS

5 STOREYS, 67 DWELLINGS

9 STOREYS, MIXED USE

8 STOREYS, 113 DWELLINGS

10 STOREYS, 106 DWELLIN

11 STOREYS
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3.0 BUILTFOR

The study area for a more detailed urban analysis (400m
radius from site) is composed of a diverse mix of late 19th
century to mid-20th century residential, industrial, civic and
some religious buildings most typically of the Victorian era
Buildings are typically low rise, predominantly consisting of 1-2
storey buildings.

The Clifton Hill Shot Tower represents the tallest element
along Alexandra Parade and its surroundings, standing ata
significant 81 metres. Other tall elements in the area include
the spire of St. John's Baptist Church at 45 metres in height.

There are a number of recent urban renewal and infill
developments typically consisting of townhouses or perimeter
blocks of generally 3-4 storeys. There are also examples of
unit developments of similar heights. Building typologies are
explored in Figure 6

There is limited development opportunity in the tightly held
residential pockets, that exist between the major linear
corridors. These include narrow fine grain detached or
semi attached residential buildings, often with a heritage
overlay, restricting opportunity for redevelopment and site
consolidation

The boulevard typology of Alexandra Parade presents the
most development opportunities with larger allotments
containing industrial buildings, many of which are redundant or
expiring.

12 64 Alexandra Parade East, Clifton Hill Urban Context Report

TYPOLOGY 5

Special use building of
educational / cultural
uses, Generally a pavilion
type building with a tall
feature such as a spire or
turret

Agenda Page 356

TYPOLOGY 1

Fine grain, compact
residential dwellings,
typcially of 1-2 storeys
and mostly under
heritage overlay.

TYPOLOGY 2

Less compact mostly
detached residential
dwellings, typically 1-3
storeys under heritage
overlay.

BUILDING TYPOLOGIES OF ALEXANDRA PARADE AND CLIFTON HILL

LOW CHANGE

TYPOLOGY 3

Relatively recent medium
density residential
developments. Typically
either flat-blocks
or courtyard style
complexes of 3-4 storeys.
Approximately half under
heritage overlay.

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018
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TYPOLOGY 4

Large warehouse style
industrial buildings, some
of which are redundant, on
large properties typically
abutting Alexandra Parade.
Typically 1-3 storeys with
high ground level ceilings.

.
THE SITE
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SITE BUILDINGS

Text on this poge is provided by heritage consultonts at Trethowan Architecture:

The subject site falls within Heritage Overlay HO317 Clifton Hill Western Precinct and
is contributory to the precinct. The subject site adjoins HO85 Shot Tower which is an
individually significant site best known for its prominent shot tower.

Summary of the Statement of Significance notes:

® The main development period for the precinct is the Victoria-era. Contributions
from the Edwardian and Inter-War periods do however play a part.

The precinct is largely residential with some industrial, civic and religious
buildings.

Alexandra Parade and Hoddle Street are notable as the site of Victorian-era
industrial development.

There are few remaining industrial sites along Alexandra Parade within the
precinct with the subject site and the Shot Tower providing the bulk of the
evidence of this historical use of the area.

The subject site fits within both the Victorian-era development period and the
industrial d along Parade.

= The subject site is important in demonstrating the nature of Victorian suburban
life which did not isolate homes from industry. Secondly, for the strong industrial
theme, seen in the south of the area with several 19th Century industrial
buildings.

The subject site is significant to the precinct by linking it to Victorian-era patterns
of city development.

Contributory elements within the precinct include well preserved buildings, including
one storey houses plus one and two storey industrial buildings from the pre-Second
World War era. The subject site’s contributory grading is likely due to its including a
two-storey, timber-framed factory building from the Victorian era. The subject site
also includes public infrastructure, expressive of the Victorian and Edwardian-eras
such as bluestone pitched road paving, crossings, stone kerbs, and channels, There
are two pitched site ings with kerbs. These features form
part of the original development of the subject site and contribute to its significance to
the precinct. Figure 7 illustrates the scale and size of existing buildings on site.

LEGEND:

] 1vom
[ 2storeys

[ contributory feature (2 storeys)
<4 Bluestone crossing
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SITE IMPLICATIONS

Internal view: 1880's building looking south
m

Timber frames of the 1880's building
B :

Interior courtyard looking west
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4.0 CONNECTIVITY

The site is easily accessibe by all modes of transport. Connectivity and access to the
site is summarised in the following points:

= Figure 9 shows that 64 Alexandra Parade East is highly accessible, an equidistant
12 minute walk between Clifton Hill and Victoria Park railway stations on the
South Morang and Hurstbridge Lines, with 14 and 12 minute trips into the city
respectively.
= A5 minute walk west of the site is Smith Street which hosts the 86 tram line with
connections to Waterfront City, Docklands via the CBD, and to Bundoora RMIT to
the north,
= Anumber of bus routes operate in the area along Alexandra Parade, Queens
Parade and Hoddle Street.
= Hoddle Street and Smith Street provide major north-south transit and vehicular
connections into the city, whilst Wellington Street provides a strong north-south
bicycle connection to East Melbourne.
= Alexandra Parade is a major boulevard connection between Eastlink and
the Princes Highway, approximately 61 metres wide with 6-8 traffic lanes.
Consequentially, it can be a barrier for north-south pedestrian permeability.
However a number of signalled intersections facilitate movement, including one
directly at 64 Alexandra Parade East.
= As highlighted in Figure 8, the block of the subject site contains three laneways
which provide rear vehicular access to most properties, The site has laneway
access to its western and northern boundary.
= The laneway to the north could be investigated to provide car parking access to
future development subject to traffic input. There is also an existing crossover on
the eastern boundary which could also be an option for a main entrance.

&
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ALEXANDRA PDEEAsT

Figure 8 Property access on site block
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9.0 PUBLIC REALM &
LANDSCAPE CHARACTER

SECTION A-A

The most distinct elements of the site at 64 Alexandra Parade East are the Parade’s
vastness of 61 metres in width, and the presence of the Clifton Hill Shot Tower next ==
to site, rising to 81 metres in height. The tower is a key landmark in the area and e o Yl BN
serves as a visual way-finder, projecting views through streets, corridors and from w

lower land. Views down Alexandra Parade and Princes Street toward the shot tower ’ \

are important to the public realm. Development at the site has an opportunity to o e
preserve the view and also contribute to framing the landmark. Other landmarks and T ~
significant buildings close to the site include the Clifton Hill organ factory, Darling I 2

Gardens, St. John's Church and the Croatian Catholic Centre shown in Figure 11. f‘ ! = /- M r A B B | ’

The Parade provides a distinct tree-lined boulevard typology, however the median 2 i3 -

strips are largely inaccessible for pedestrians except at traffic crossings, seenin : 60.5M
Figure 10. This means the paved sidewalks contain most pedestrian activity. Despite
being typically narrow sidewalks of 2.5m, there is opportunity to improve the green
character at the Parade interface at the subject site.

SECTION B-B

Open views to city skyline are available north of the site along Wellington Street
where the land is higher.

A»s‘Ji,;L:}_lfJ‘_.ju_[_u”_[‘,‘;.\ﬁ"“ = s "] =\
, romgd o [

60.5M

[——sps -

120M

Figure 10 Street green character
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NEIGHBOURHOOD CHARACTER

The built form character of the Alexandra Parade interface is of significant contrast
to the residential neighbourhoods to the north, largely impacted by heritage overlay
controls. Compact residential streets surrounding the site are comprised of mostly Noone Street: south facing frontages.
single storey homes and a small number of double storey homes. Fine grain buildings
built to their side boundaries, create a low scale, compact neighbourhood character.

In some cases where relatively recent renovations have occurred, works generally
consist of rear extensions or an upper level addition recessed from street level.
Most residential buildings have preserved their Victorian or Edwardian streetscape
character.

There are also a number of townhouse style developments generally of 2 storeys on
smaller allotments and up to 4 storeys on larger ones.

The open boulevard typology of Alexandra Parade with a historical use of industrial
and commercial buildings create a contrasting neighbourhood character. Generally
low rise warehouse style buildings of larger mass occupy wide allotments, With the
industrial history of the subject site and its existing warehouse building, the subject
site belongs to the Alexandra Parade boulevard typology more so than the rear
character of the low scale, fine grain residential streets.

Gold Street: west facing frontages.

Alexandra Parade: north facing frontages.
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SITE IMPLICATIONS
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6.0 BUILT FORM OBJECTIVES

The preceding analysis of the sites context and character has identified the key influences that should inform the sites
redevelopment and objectives.

&
P
&< <
< N b

= Recognise the more sensitive residential interfaces to = Respond to the limited sensitivity in the interfaces of the = Ensure upper levels of development are set back to = Ensure upper level elevations exposed to the public domain

north and east of site boundary with appropriate form and southern and eastern boundary, with development to be maintain views toward the Shot Tower projected down the are high quality, visually recessive and do not diminish the

scale. of appropriate scale to the wide boulevard of Alexandra Alexandra Parade boulevard,

Parade.

appreciation of the Shot Tower,

Incorporate balconies or terraces in upper levels to
enhance the architectural articulation of proposed
devevelopment,

O] ©® 0]

Create a consistent street wall height and incorporate a = Avoid development of dominant mass and impermeable = Avoid repetitive stepped built form at upper levels of .
building facade treatment treatment which enhances the sight lines.
public realm along Alexandra Parade.

Enable access to sky views above the street wall via forms
development.

that offer visual access.

22 B4 Alexandra Parade East, Clifton Hill Urban Context Report
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= Ensure development visually emphasises the importance = Ensure adequate solar access is provided to the Alexandra = Contribute to public amenity and providing private amenity ®  Provide passive surveillance to overlook streets and
of its locaton at the entrance to the city from the Eastern Parade boulevard and public realm. for i of th footpaths, forming a connection with the street.
Freeway.

® Incorporate heritage values into the site such as the

= Ensure vehicle entrances do not disrupt or impact on high = Ensure the form and scale of proposed development is
bluestone crossovers and structural components of the traffic flows on Alexandra Parade.

not to the detriment of existing adjacent uses, particularly
1880's building through interpretive design. = Existing corner bluestone entrance could be retained as a residences.
pedestrian entrance.
= Ensure vehicle access does not dominate the Alexandra
Parade streetscape.

Prepared by Urbis for the Department of Treasury & Finance 23
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1.0 BUILT FORM SCENARIOS

EXISTING

This analysis will assist inform the appropriate scale SHADOWS AT 23%° SEPTEMBER, SPRING EQUINOX
and ible form of for the site. '

Scenario testing

Building on from the site implications and built form objectives,
anumber of built form scenarios are tested to analyse their
forms, shadows and projected views from three locations.
Included in the scenarios were the existing building and
existing GRZ4 control of 11.5m for a comparative analysis.
Scenarios tested are:
1. Existing building.
2. GRZ4 control - 11.5m.
3. Medium scale: perimeter block development with 4 storeys
across 13m.
4. High scale: perimeter block podium with two towers of 6-8
storeys across 19-25 metres.
5. High scale: two towers above three level podium, 6-10
storeys across 19-31 metres.
. High scale: two towers above three level podium. 8-12
storeys across 25-37 metres.

2% 64 Alexandra Parade East, Clifton Hill Urban Context Report

Yarra City Council — Ordinary Meeting of Council Agenda — Tuesday 20 February 2018



Agenda Page 369
Attachment 2 - Urban Context Report, Urbis

SITE OUTCOME

Prepared by Urbis for the Department of Treasury & Finance 25
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EXISTING CONTROL - GRZ4: 11.5 METRES

SHADOWS AT 22"° SEPTEMBER

26 64 Alexandra Parade East, Clifton Hill Urban Context Report
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SITE OUTCOME
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MEDIUM OPTION A - PERIMETER BLOCK:
4 STOREYS, 13 METRES

SHADOWS AT 22"° SEPTEMBER

28 64 Alexandra Parade East, Clifton Hill Urban Context Report
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SITE OUTCOME

= The medium scale perimeter block 13m option over 4 storeys is

not dominant to the setting in comparison to the existing building.
Rear/side setbacks ensure adjacent properties are not

overshadowed.

Longer range views absorbed in the landscape setting.

Prepared by Urbis for the Department of Treasury & Finance 29
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MEDIUM OPTION B - HERITAGE RETENTION:
2-6 STOREYS, METRES

SHADOWS AT 22"° SEPTEMBER

30 64 Alexandra Parade East, Clifton Hill Urban Context Report
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SITE OUTCOME

= 1880's heritage building retained and refurbished in its existing
location.
Two low scale tower blocks of 6 storeys sit adjacent, with a gap
for pedestrian and solar access into the heritage building.
Rear/side setbacks ensure adjacent properties are not

overshadowed.

Longer range views absorbed in the landscape setting.
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HIGH OPTION A - PERIMETER BLOCK:
6-8 STOREYS, 19-25 METRES

SHADOWS AT 22"° SEPTEMBER

ISR

32 64 Alexandra Parade East, Clifton Hill Urban Context Report
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SITE OUTCOME

= The first higher scale option entails two split towers atop a 4
storey podium with 6-8 storeys over 19m-25m.
= Rear/side setbacks ensure adjacent properties are not

overshadowed.

= Towers are setback to frame views to Shot Tower. The higher

scale option protrudes over vegetation without dominating the

setting.
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HIGH OPTION B - TOWERS ABOVE PODIUM:
6-10 STOREYS, 19-31 METRES

SHADOWS AT 22"° SEPTEMBER

ok
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SITE OUTCOME

Adds two additional storeys and 6m to eastern tower.

Western tower remains as is to ensure adjacent properties are not

overshadowed.

Towers are setback to frame views to Shot Tower.

Higher tower in this option begins to show potential development

having more of a presence along Alexandra Parade.
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HIGH OPTION C - TOWERS ABOVE PODIUM:
8-12 STOREYS, 25-37 METRES

SHADOWS AT 22"° SEPTEMBER

L
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SITE OUTCOME

= Adds two additional storeys and 6m to both towers from previous

scheme.

Western tower has a moderate degree shadow impacts to
adjacent property.

Towers are setback to frame views to Shot Tower.

Towers are visually prominent in the setting along Alexandra

Parade.
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8.0 CONCLUSION

The site presents an exceptional opportunity for significant
redevelopment in response to the site's context and urban
conditions and to make the most of this large inner city site. It
is advantageously located 2.5km from the CBD and in close
proximity of the Smith Street retail and lifestyle corridor,
Wellington Street and Johnston Street. Its location in the
Alexandra Parade corridor also plays a role as a gateway to
the CBD from the east.

Arange of established public transport networks support

development at this site with short connections to the CBD,

and

areas and

The site offers the prospect to develop a well-considered
response to contribute to a new character/urban typology
along the evolving Alexandra Parade corridor.

Through studying the site’s potential via the urban context
analysis, the following site implications were found:

Context:

The scale of development should take advantage of

the site’s proximity to the CBD and other established
amenities.

The site contributes as a gateway into the city from the
Eastern Freeway and should celebrate this opportunity.

Urban Form:

The site is located along one of the linear corridors of
mixed use / high density development that characterise
the area.

A height of 8-10 storeys would not be out of the context
given the role and scale of Alexandra Parade.

Built Form:

38

Alexandra Parade East presents an opportunity to
establish a new urban character that responds to the role
of the corridor.

Views along Alexandra Parade to the Shot Tower should be
considered.

Consideration of the historic urban fabric including the
1880's factory building and bluestone crossings.

Connectivity:

Density at the site should capitalise on variety and
proximity to public transport options with short trips to key
employment districts.

64 Alexandra Parade East, Clifton Hill Urban Context Report
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= Vehicular access to the site should capitalise on two

existing laneways at the northern and eastern perimeters.

Potential for key pedestrian access on south-eastern

corner of site at existing vehicle entrance.

Public Realm:

= The site relates to Alexandra Parade character more so
than surrounding low scale residential streets.

= There is opportunity to contribute to green character of
Alexandra Parade.

= Development should preserve and complement views to
Shot Tower.

= Views to CBD skyline would be prevalent in upper levels of

L and should be
= There is opportunity to respond to a large scale boulevard
typology.
= D pment should be itive to r abutting
the rear property boundary.

BUILT FORM OBJECTIVES
From drawing out site implications through the urban context
analysis, the foll built form obj were developed to

set a framework for a positive outcome on site:

Recognise the more sensitive residential interfaces to

north and east of site boundary with appropriate form

and scale,

= Respond to the limited sensitivity in the interfaces of

the southern and eastern boundary, with development

to be of appropriate scale to the wide boulevard of

Alexandra Parade.

Ensure upper levels of development are set back to

maintain views toward the Shot Tower projected down

the Alexandra Parade boulevard.

Ensure upper level elevations exposed to the public

domain are high quality, visually recessive and do not

diminish the appreciation of the Shot Tower.

Incorporate balconies or terraces in upper levels to

enhance the architectural articulation of proposed

devevelopment.

= Create a consistent street wall height and incorporate
a building facade treatment treatment which enhances
the public realm along Alexandra Parade.

= Avoid development of dominant mass and
impermeable sight lines.

= Avoid repetitive stepped built form at upper levels of
development.

= Enable access to sky views above the street wall via

forms that offer visual access.

= Ensure t visually ises the
importance of its locaton at the entrance to the city
from the Eastern Freeway.

® Ensure adequate solar access is provided to the
Alexandra Parade boulevard and public realm.

= Contribute to public amenity and providing private
amenity for potential residents of the development.

= Provide passive surveillance to overlook streets and
footpaths, forming a connection with the street.

Incorporate heritage values into the site such as the
bluestone crossovers and structural components of
the 1880's building through interpretive design.
Ensure vehicle entrances do not disrupt or impact on
high traffic flows on Alexandra Parade.

Existing corner bluestone entrance could be retained
as a pedestrian entrance,

Ensure vehicle access does not dominate the
Alexandra Parade streetscape.

Ensure the form and scale of proposed development
is not the detriment of existing adjacent uses,
particularly residences.
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BUILT FORM SCENARIOS

Below are the two scenarios deemed most preferable from the modelled scenarios,
for responding most to the site implications and built form objectives.

Preferred Outcome B

i height, it is
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BRISBANE
GOLDCOAST
MELBOURNE

PERTH

SYDNEY

CISTRI —SINGAPORE

cistricom

URBIS.COM.AU
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YARRA PLANNING SCHEME
i SCHEDULE 19 TO CLAUSE 43.02 DESIGN AND DEVELOPMENT
OVERLAY
Shown on the planning scheme map as DDO19.
64 ALEXANDRA PARADE, CLIFTON HILL
1.0 Design objectives
-4—20--
Cc244 = To facilitate a future development that provides for a mix of commercial uses at street
level with residential uses above.
= To facilitate a development that will provide a range of dwelling types, as appropriate, to
allow for a diversity of houscholds.
| = Toenable ascaleand density of mid rise development which takes advantage of the site’s
strategic location including its proximity to the CBD, local activity nodes, public
| transport, other established amenities_and appropriately responds to the boulevard
character of Alexandra Parade.
| = To provide an appropriate built form response to any recognised heritage features-values
of the site.
= To refain the visual prominence of at least athe top one-third of the individually
significant Shot Tower from primary views.
= To ensure development appropriately considers the amenity impacls on neighbouring
development and achieves a high standard of internal amenity within the development.
=—To encourage the development above the street wall to be designed as a series of separate
I development parts with building separation to enable views to the sky.
2.0 Buildings and works
120~
Cadd A permit is required to construct a building or construct or carry out works,
Built Form Guidelines
The following Built Form Guidelines should be met:
Height and Setbhacks
= Buildings on the site should be are a preferred maximum 8 storeys (25 metres).
= Future development on the site should-provides a consistent street wall height to the
public realm along Alexandra Parade and Gold Street of a preferred-maximum of 3
storeys (12 metres).
| * The maximum height and massing of a-future development shewld-be-is positioned to the
south-gast corner of Alexandra Parade and Gold Street, responding to the limited
sensitivity at these interfaces.
| * Future building form shewtd-delivers an appropriate interface arrangement and minimise
visual bulk and mass when viewed from neighbouring properties.
= Upper levels of development shewld-be appropriately sited so as not to diminish the
appreciation of, or impact primary views to at least the top one a-third of the height of the
Shot Tower from the west on Alexandra Parade.
= Upper level development be designed to ensure buildings are expressed in the round and
designed to provide detail on facades when viewed from all directions.
Building Form and Design
= __Avoid repetitive-stepped built form at upper levels of development.
= Avoid blank walls or large portions of blank walls where visible from the public realm.
= Deliver a high quality architectural response through building form, massing, materials
and finishes.
OVERLAYS - CLAUSE 43.02 — SCHEDULE 19 PAGE 1 OF 4
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Ensure activation at ground level of Alexandra Parade and Gold Street through design
measures including glazing, active uses and pedestrian entries.

Avoid a single mass form for development above the street wall.
Provide passive surveillance to streets and footpaths.
Locate car parking within the site and be screened from the public realm.

Ensure that new development is appropriately siled and scaled so that it avoids
encroachment upon views to the Shot lower, as seen in the primary views described under
Heritage in this DDO

Ensure that development does nol diminish or detract from the boulevard character of
Alexandra Parade.

Ensure development provides an appropriate transition to lower built form at the interface
with adjoining low rise residential areas to the west and north of the site.

Heritage

To incorporate reference to the former industrial history of the site and any specific
identified heritage values, such as in the form of public artwork, architecture and heritage
interpretation.

Encourage development that retains and sensitively incorporates the original Box's Hair
Curling Works factory, crossovers and internal courtyard into its design and layout.
Encourage the adaptive reuse of the site’s heritage building (Box"s Hair Curling Works
factory).

| = Preserve identified primary views to the Shot Tower, particularly from the north west

corner ol the median strip and south west corner of Brunswick Street and Alexandra
Parade by providing adequate setback and building separation to maintain clear sky
between new development and the Shot tower to retain the prominence- of at least the top
one third of the height of the structure.

Preserve identified primary views to at least the top one third of the Shot Tower,
particularly from the Eastern Freeway (west of the overpass) by providing clear sky in
the backdrop of at least the top one third of the height of the structure.

Vehicle Access and Traffic

Ensure vehicle entrances do not impact on high traffic flows on Alexandra Parade, by
locating entrances to onsite parking on Gold Street.

Ensure vehicle access is located to limit impact on the pedestrian safety or street amenity.

Amenity

Provide a good level of onsite amenity for future residents of the development though the
layout and orientation of dwellings.

Ensure the form and scale of proposed development is not the detriment of existing
adjacent uses, particularly adjoining low rise residences to the west and north of the site.

Limit additional shadow cast to neighbouring residential properties to the west and north
between | lam and 2pm at 22 September.

Limit opportunities for overlooking to properties to the north and west.

Public Realm

Provide streetscape improvements including suflicient footpath width along Alexandra
Parade and Gold Street to enable the improved [uture use by retailers and pedestrians and
enable sufficient activation of the street interfaces.

To provide opportunities for additional tree planting where possible along Alexandra
Parade and Gold Street.

Provide a high quality response to the corner of Alexandra Parade and Gold Street to
allow safe pedestrian movement.

Provide well designed, horizontal awnings/verandahs along Alexandra Parade and Gold
Street

OVERLAYS - CLAUSE 43.02 — SCHEDULE 19 PAGE2 OF 4
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Application Requirements

Unless with the written consent of the Responsible Authority, an application for development
on the land must provide:

An Urban Context Report.

Perspectives showing the form, massing, profile, material finishes and detailed design of
the proposed building(s).

A Traffic and Transport Impact Assessment prepared by a suitably qualified traffic
engineer.

A Green Travel Plan prepared by a suitably qualified person outlining site-specific
initiatives and actions to encourage the use of more sustainable transport options.

A Heritage Impact Assessment prepared by a suitably qualified heritage consultant.
For residential development, an acoustic report prepared by a suitably qualified acoustic

engineer.
For residential development, a Housing Diversity and Adaptability Report must be
prepared which provides the following information:

= A demographic analysis of the types of people and houscholds anticipated to live
within the development based on the proposed dwelling design and bedroom mix.

=  The location of larger dwellings, with a preference for them to be clustered together
and overlooking communal open space.

=  The landscaping design of communal open spaces for all household types ensuring

they are easily accessible and visible from the larger apartments and incorporate
child friendly materials and provide weather protection.

=  The model to provide at least 5% of the overall housing stock as affordable housing.

How the development responds to the particular housing needs of future residents across
their lifetime. A Sustainability Management Plan (SMP) for 10 or more dwellings to
Council’s specifications (in accordance with the Application Requirements of Clause
22.17).

A Waste Management Plan prepared by a suitably qualified waste management expert.

A Contamination Assessment of the site prepared by a suitably qualified and experienced
persen environmental professional, must be submitted to and approved by and to the
satisfaction of the Responsible Authority and make reference to the Department of
Sustainability and Environment (DSE), General Practice Note — Potentially
Contaminated Land, June 2005, The assessment must include:

= adescription of previous land uses and activities on the land;

= an assessment of the level, nature and distribution of any contamination within, or
in close proximity to, the land;

=  details of any provisions, recommendations and requirements (including but not
limited to, clean up, construction, ongoing maintenance or monitoring) required to
effectively address and manage any contamination within the land; and

=  recommendations as to whether the land is suitable for the use for which the land is
proposed to be developed and whether an Environmental Auditor should be
appointed under section 538 of the Environment Protection Act 1970 (EP Act) to
undertake an Environmental Audit in accordance with the provisions of the EP Act.

3.0 Subdivision

R T

Cad4 None specified.

4.0 Advertising signs

=20

cada None specified.
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50 Decision guidelines
iz The following decision guidelines apply to an application for a permit under Clause 43.02,

in addition to those specified in Clause 43.02 and elsewhere in the scheme which must be

considered, as appropriate, by the responsible authority:

The design, height, massing and scale of the development in relation to the site contexl.

The effect of the development on the amenity of neighbouring properties and the public
realm.

How the proposal improves the street environment for pedestrians along street frontages.

The response to identified heritage values of the site and broader precinet, including
primary views to at least the topa third of the height of the Shot Tower.

The impact of traffic gencrated by the proposal.

The recommendations of a contamination assessment and remediation strategy.

OVERLAYS - CLAUSE 43.02 — SCHEDULE 19 PAGE 4 OF 4
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