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Personal details

Ms Leanne Hodyl 
Managing Director 
Hodyl & Co 
Suite 1.2 / 2 Collins St 
Melbourne VIC 3000

Qualifications

2009    Masters of Urban Design 
 University of Melbourne 
 Dean’s Honour Award

2004    Graduate Diploma of Arts (Social Theory) 
 University of Melbourne

1997      Bachelor of Science (Architecture) 
 University of Newcastle

Current roles, associations and awards

2021 -  Joint President - Urban Design Forum   
 Australia

2020 -  Founder, Managing Director and Editor, Cities  
 People Love

2019 -   Senior Industry Fellow, RMIT  
 Honorary position

2017 -    Member, VPELA

2016 -   Founder and Managing Director, Hodyl & Co

2016 -   Victorian Design Review Panel member

2016 - Member, Planning Institute of Australia

2016 - Editorial committee, Landscape Australia 
2020

2015  President’s Award for Planning 
 Planning Institute of Australia - Victoria

2014     Churchill Fellowship Award 
 Churchill Memorial Foundation

Professional Experience

1 I have 24 years of experience delivering urban 
design and strategic planning projects across 
Australia working in the public and private 
sectors.

2 I am the founder and Managing Director of 
Hodyl & Co, a research and urban design 
consultancy. I am the founder and Editor of 
Cities People Love, a publication that connects 
planning and design professionals to the latest 
research and evidence for delivering well-
designed, inclusive and sustainable cities.

3 Over the past 10 years I have led a range of 
complex projects that are directly relevant to 
the Arden Urban Renewal area. These include:

Mixed-Use Urban Renewal Precincts

• Fishermans Bend Urban Design Strategy 
(Australia's largest urban renewal area)

• Arden-Macaulay Structure Plan

• Southbank Structure Plan

• City North Structure Plan

Innovation Precincts

• Fishermans Bend NEIC - Urban Design & 
Planning Strategy

• Supporting Enterprise and Creative 
Industries in Innovation Precincts

• City North Structure Plan 

Built Form Frameworks & Policies for high 
density precincts

• Central City Built Form Review Synthesis 
Report - Melbourne CBD and Southbank 
(Amendment C270)

• Sunlight to Parks, City of Melbourne 
(Amendment C278)

• Footscray Built Form Framework
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• Moonee Ponds Activity Centre Built Form 
Framework (Amendment C207)

Design excellence

• Peer review of the Gold Coast Residential 
Densities controls

• ACT Planning Reform: Delivering Best 
Practice Urban Design Through Planning

• Churchill Fellowship, investigating global 
best practice for high-rise development.

• I have been a member of the Victoria 
Design Review Panel since 2016.

Supporting Creative Industries

 » Darebin Creative and Cultural 
Infrastructure Plan

 » Moreland Arts Infrastructure Framework

 » Northland Urban Renewal Precinct 
Creative Infrastructure Strategy

 » Creative Victoria - Creative 
Neighbourhoods research project

4 A full resume of my experience is provided in 
Appendix A.

Instructions

5 I have been instructed to prepare an urban 
design expert witness report for Council's 
submissions on Draft Amendment C407.

6 I have been assisted in the preparation of this 
report by Carlos Reyes, Bridget Liondas and 
David Morison, all Senior Urban Designers with 
Hodyl & Co. David Morison previously worked 
at the City of Melbourne and was involved 
in the Arden planning process. David joined 
Hodyl & Co in July, 2021.

7 The opinions expressed in this report are 
entirely my own. 

Documents reviewed

8  I have reviewed the following background 
reports in preparing this report:

• Active Transport Investigation (AECOM, 
2020)

• Affordable Housing - Feasibility (Urbis 
2021)

• Affordable Housing - Strategy (Urbis 2021)

• Arden Adverse Amenity Impacts 
Assessment (GHD, 2021)

• Arden Background Report (VPA, August 
2021)

• Arden Built Form Testing (Hayball, 2021)

• Arden Climate Response Plan (Hip V Hype, 
2019)

• Arden Macaulay Precinct Flood 
Management Strategy (Engeny and 
Melbourne Water, 2021)

• Arden Precinct Cross Sections  (VPA, 
August 2021)

• Arden Precinct Parking Plan (GTA 
Consultants, 2021)
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• Arden Precinct Parking Plan: Part 2 - 
Evidence Base (GTA Consultants, 2021)

• Arden Public Realm and Open Space 
Strategy (AECOM, 2020)

• Arden Retail Demand (Deepend, 2018)

• Arden Structure Plan (VPA, 2021)

• Arden Structure Plan - Draft (VPA, 2020)

• Arden Structure Plan: Community 
Infrastructure Needs Assessment (ASR 
Research, 2021)

• Arden Transport Precinct: Arden Structure 
Plan - Amenity Risk Assessment (GHD, 
2021)

• Arden Urban Design & Built Form Analysis 
(VPA, 2021)

• Arden Urban Renewal Precinct, Arden 
Concept Plan (MGS Architects, 2018)

• Arden Urban Renewal Precinct, Transport 
Capacity Study (GTA Consultants, 2021)

• Arden Utilities and Servicing Assessment 
(GHD, 2019)

• Arden Vision (VPA)

• Land Contamination Assessment: Arden 
Urban Renewal Precinct  (Prensa, 2018)

• Macaulay Structure Plan (City of 
Melbourne, 2021)

• North & West Melbourne Aboriginal 
Cultural Values: Summary (VPA and City of 
Melbourne, 2021)

• Report to the Future Melbourne Committee: 
Submission on Arden Planning Package 
(City of Melbourne, 2021)

• Wind Assessment (GWTS, 2021)

• The exhibited C407MELB Amendment 
documentation

• I have also drawn on the modelling prepared 
by Architectus which is not a background 
report. 
 

Relevant policy and Amendments

9 Key relevant policy guidance relevant to 
this Amendment include the Urban Design 
Guidelines for Victoria and the Apartment 
Design Guidelines for Victoria (both DELWP 
2017).

10 Recent amendments that are of direct 
relevance to this amendment include:

• C270 - Central City Built Form Review

• C308 - Urban Design in the Central City and 
Southbank

• C278 - Sunlight to Parks

• C385 (formerly C309) - West Melbourne

• GC81 - Fishermans Bend

11 I was directly involved in establishing the 
proposed development controls in C270, C278 
and GC81 and provided expert witness advice 
on behalf of the City of Melbourne for C270, 
C278, C309 and GC81.
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The renewal project

12 The Arden precinct is located in North and 
West Melbourne and is approximately 44.6 
hectares in size.

13 Arden is identified as a 'Major urban renewal 
project' in Plan Melbourne 2017-2050. 

14 The renewal project is centred on the delivery 
of the new Arden metro station which is under 
construction and is scheduled for completion 
in 2025. The Structure Plan outlines the 
vision for a significant transformation of the 
area and, through new development, aims to 
accommodate 34,000 jobs and around 15,000 
residents.

15 The population aspirations indicate that the 
primary objective is employment, business and 
investment generation, not simply the creation 
of a residential suburb.

16 Four sub-precincts are proposed:

• Arden North

• Arden Central - Innovation

• Arden Central - Mixed Use

• Laurens Street

17 The future purpose and character of each 
precinct is identified in the Structure Plan 
and the Amendment seeks to deliver the 
defined role and character through a suite 
of development controls, as well as broader 
investment in key infrastructure.

18 The Arden precinct includes a mix of 
government and privately owned land. The 
land within the Arden North and Laurens 
Street sub-precincts is predominantly privately 
owned. Both of the Arden Central sub-
precincts (Innovation and Mixed-Use) include 
a mix of government and privately owned land, 
however, are largely government owned.

19 To improve connectivity, a network of new 

laneways is proposed for the Arden North and 
Laurens Street sub-precincts, while a network 
of new streets and laneways is propose for 
both Arden Central precincts.

20 A number of generous open spaces are 
proposed which will provide for the needs 
of residents and workers as well as enable 
significant stormwater management 
interventions. 
 

Proposed development controls 

21 The key proposed development controls that 
will inform the urban design outcomes include:

• A Special Use Zone (SUZ) is proposed for 
the whole precinct (excluding existing and 
proposed open space areas).

• A Design and Development Overlay (DDO) 
has been proposed for each sub-precinct to 
guide built form outcomes. 

• The DDOs includes a set discretionary 
controls for a range of built form outcomes, 
including:

 » Street wall heights

 » Setbacks above street wall height to 
streets

 » Setbacks above street wall to side and 
rear boundaries, and tower separation

 » Building heights

 » Active street frontages

 » Weather protection

 » Through block links

 » Traffic conflict frontages

 » Adaptable building design.

• Mandatory FARs are proposed in the DDOs 
for:

 » Arden North
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public transport facilities

new integrated stormwater 
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laneway 2 – shared: 8 metres

laneway 3 – internal 12 metres

laneway 1 – pedestrian only: 9 metres

indicative through block link

ancillary open space (uncredited)

Metro Tunnel

NOTE: Design and Development Overlay 
Schedule 70 – Metro Tunnel Project 
Infrastructure Protection Areas applies to 
land above and adjacent to the Metro Tunnel. 

The form of buildings above and below 
ground within DDO70 will be subject to the 
design clearances and loading allowances 
of the tunnel and station infrastructure.

KEY

Plan 2 Arden’s future urban structure

ARDEN STRUCTURE PLAN AUGUST 202132

Figure 1. Arden's Future Structure as proposed in the Arden Structure Plan
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 » Laurens Street - east of Munster Terrace

• Discretionary FARs are proposed for:

 » Arden Central — Innovation

 » Arden Central — Mixed Use sub-
precinct

 » Laurens Street - west of Munster 
Terrace

• Solar access provisions are proposed in 
each DDO that largely apply at the spring 
equinox, with the Neighbourhood Park 
having a winter solstice control. The Capital 
City Open Space and Neighbourhood Park 
have mandatory controls, while all others 
stipulate a discretionary requirement.

• The DDOs also include public interface and 
design detail requirements, including:

 » Through-links, laneways, pedestrian and 
cycling connections are designated in 
each DDO. Specific locations for new 
connections are mapped.

 » Active street frontage requirements

 » Traffic conflict frontages, and

 » Weather protection

• Adaptable building requirements apply in 
each DDO.

Winter Spring
Mandatory 
Capital City Open 
Space

11am - 2pm

Neighbourhood Park 11am - 2pm
Discretionary
Queensberry Street 
linear park

11am - 2pm

Arden Station 
Forecourt

11am - 2pm

North Melbourne 
Recreation Reserve

11am - 2pm

Clayton Reserve 11am - 2pm

Table 1. Summary of proposed solar protection 
requirements 

22 A Parking Overlay applies to the whole 
precinct and sets maximum car parking rates. 
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How were the proposed controls 
developed?

23 The strategic justification for the controls 
is contained in the Structure Plan and 
background reports.

24 The urban design proposition for Arden is 
developed within the Urban Design & Built 
Form Analysis report. This report incorporates 
a policy and strategic context analysis, a 
development activity analysis, a built form 
analysis and proposed built form parameters.

Development activity analysis chapter

25 The development activity analysis chapter 
of the Hayball report outlines development 
patterns that are occurring within areas 
neighbouring Arden. This includes an overview 
of recent development in the Macaulay 
urban renewal area immediate to the north 
(see Figure 2). These have been included to 
demonstrate trends in neighbouring areas 
and are considered a 'good indicator of 
development feasibility'1. 

26 The building heights of these developments 
range from 9 to 12 storeys, with FARs that 
generally range between 5:1 and 6:1 (5 
developments) with three above this range 
(6.3, 7.2 and 9.7).2 

27 The development examples demonstrate a 
number of attributes that are not sought in 
Arden, in particular, a lack of diversity of built 
form and poor internal amenity for apartment 
residents, with long linear building footprints 
that are closely spaced and parallel, reducing 
access to privacy, sunlight and an outlook. A 
critique of these developments is not provided. 

1  Urban Design Report (VPA, p13)

2  Urban Design Report (VPA, 2021)

28 I agree that the uesfulness of this data 
therefore lies in its indication of potential 
development feasibility within Arden.

Figure 2. Development patterns in Macaulay Urban Renewal 
Area (Source: Development Activity Monitor, City of 
Melbourne, 27 Jan 22). This figure appears in the Urban 
Design Report for Arden. 
 
      Approved 
      Applied for permit
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Built Form Analysis chapter

29 This chapter in the report includes the 'built 
form analysis in support of the proposed 
controls'. 

30 There are two series of built form testing 
that inform the urban design and built form 
propositions. These include:

• Testing by Hayball Architects which is 
included in a background report to the 
amendment 'Arden Built Form Testing'. 
The Hayball testing considered built form 
propositions that were included in draft 
Structure Plan.

• Testing by the VPA with a selection of 
individual sites and overshadowing impacts 
included within the report. 

Built Form Testing Report (Hayball)

31 The Built Form Testing Report supports the 
use of FARs as they 'provide flexibility to 
accommodate site-specific design responses 
including inclusion of site open space and 
links'. The work was commissioned to assess 
the proposed development controls included in 
the Draft Structure Plan.

32 Ten locations have been tested. As the scope 
was to test the Draft Structure Plan controls 
they do not accurately demonstrate what the 
proposed controls will deliver. 

33 A comparison of the 10 locations tested 
against the proposed development controls 
in the final Structure Plan and amendment is 
included in Appendix E. Two of the locations 
extend across two sub-precincts and, for 
analysis purposes, have been represented 
separately. The analysis therefore lists 12 sites.

34 Of the 12 sites tested, 

• 4 are aligned with the proposed FARs

• 3 exceed the proposed FARs

• 5 do not reach the proposed FARs: 3 of 
these are within the Arden Central - Mixed 
Use precinct and 2 are in the Arden Central 
- Innovation precinct. They are short of the 
proposed FARs by at least 1.2:1 and up to 5:1 
FAR.

• The height of 11 of the 12 models are below 
the preferred maximum height limits.

35 The report is therefore inconsistent in testing 
and communicating the outcomes of the 
proposed controls.

36 The testing also assumes a high degree of site 
consolidation. Eight of the 12 models are on 
privately owned land (outside the Arden metro 
site). Of these 4 incorporate site consolidation 
of at least 3 sites and up to 9. One model in 
Arden North includes the consolidation of 7 
sites and the closure of a public street.

37 This means that the development potential 
of existing unconsolidated lots is not always 
explicit in the Hayball modelling. Considering 
the fine grain pattern of subdivision in Arden 
North and Laurens Street, and the objective 
to 'Recognise and celebrate the valued built 
form heritage and character of Arden'3 this is 
a significant oversight. The existing pattern 
of subdivision is a core driver of the existing 
valued built form character and will directly 
influence what can be built.

Built form testing by the VPA

38 A limited number of sites that were tested by 
the VPA have been included in the report. This 
includes:

• Arden Central - Innovation - 3

• Arden Central - Mixed-Use - 2

• Laurens Street - 4

• Arden North - 2

3  Objective 6, Arden Structure Plan
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Urban Structure

39 A high degree of connectivity is proposed in 
the urban structure for the precinct which 
is supported. Large, generous open space 
(existing and proposed) will contribute to 
the creation of a welcoming, green parkland. 
This is distributed throughout the precinct 
providing excellent access to open space.

40 The Proposed street network and road widths 
map draws a distinction between streets that 
are less than 15m and street that are 15m - 
30m (see Figure 3). This gives the impression 
of a network that includes a greater number of 
wider streets than is actually proposed.

41 I have adapted this plan to illustrate streets 
that are 15m or less in one category, and 
streets which are greater than 15m and up 
to 30m in the next category. This paints a 
different picture on the extent of narrow 
streets as a number of the existing and 
proposed streets are only 15m wide. 

42 The urban structure therefore results in 
clusters of blocks where the internal streets 
are all 15m wide or less. This is marked up in 
Figure 4. This means that a significant number 
of development sites front narrow streets and 
will rely on the frontage to these narrow street 
for daylight and sunlight access as well as an 
outlook.

43 This is not the case where the narrow street is 
immediately adjacent to an open space.

Method of assessment in this report and the use 
of existing modelling

44 I have undertaken modelling of multiple 
blocks in Arden North to enable a detailed 
assessment of the proposed DDO controls 
where the largest cluster of blocks fronting 
narrow streets are found together.

45 This detailed assessment of Arden North 
leads to conclusions on the effectiveness 
of the proposed controls for mid-rise 
developments, and for the podium levels of 
tower developments that is relevant to all sub-
precincts. In particular this focuses on required 
changes to street wall heights, setbacks and 
building separation provisions.

46 I also focused on this location as I consider 
that the Arden North sub-precinct is not 
sufficiently considered through the Hayball, 
VPA or Architectus modelling as they each rely 
on a significant amount of site consolidation.

47 I have also undertaken modelling in the 
Laurens Street sub-precinct to test and inform 
required changes to the controls.

48 In all sub-precincts the Hayball modelling has 
been utilised to assess potential development 
outcomes where the modelling sufficiently 
aligns with the DDO controls.

49 The Architectus modelling work has been 
utilised to assess potential urban design 
outcomes in all sub-precincts and is 
particularly beneficial in understanding the 
potential development outcomes in Arden 
Central and Laurens Street.
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Plan 1 Proposed street network and road widths

ARDEN URBAN DESIGN & BUILT FORM ANALYSISSEPTEMBER 2021 25Figure 3. Proposed street network and road widths (Source: Arden Urban Design & Built Form Analysis Report, VPA)
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Plan 1 Proposed street network and road widths

ARDEN URBAN DESIGN & BUILT FORM ANALYSISSEPTEMBER 2021 25

Langford St

New streets

Barwise St 
(existing and 
extended)

Multiple blocks fronting 15m (or 
narrower) streets

Figure 4. Proposed street network and road widths with key adjusted to identify all streets 15m (adapted from Source: Arden 
Urban Design & Built Form Analysis Report, VPA). The streets that have been adjusted on the map are noted. Open space is 
also added.
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Capacity analysis

50 The Structure Plan aims to accommodate 
34,000 jobs and around 15,000 residents. 

51 A capacity assessment of the precinct that 
demonstrates how much floorspace would 
be delivered by the proposed controls 
has not been included in the Amendment 
documentation. It is therefore unclear if 
the FARs have been set to align with the 
population aspirations, however, in the way 
that the work is presented, I have assumed 
that this is the case.

52 The population and employment figures are 
derived from the Central City Narrative Report 
prepared by SGS Economics & Planning. 4

53 The 'Arden Structure Plan has tested these 
figures balancing the key aspects of the Arden 
Vision including high-quality urban design, 
affordable housing, provision of community 

facilities, schools and open spaces'.5

54 The Arden Background Report (VPA) notes 
that significant challenges were identified 
through the planning process which affected 
the amount of development potential that was 
assumed to be available, including:

• Decreases in available developable land 
area due to:

 » The requirement to deliver the 
integrated stormwater management 
open space (ISMOS). 

 » The realignment of the precinct 
boundary to exclude land within the 
West Melbourne Structure Plan.

 » The need to accommodate the potential 
Royal Melbourne Hospital expansion

4  SGS  Economics & Planning (2016)

5  B01 - Arden - Explanatory Report

 » The need to accommodate a proposed 
school site that was larger than 
anticipated.

• Decreases in potential capacity of available 
land, including:

 » Decreased development capacity due 
to the design constraints of the Metro 
Tunnel.

 » Increased solar access to the 
Neighbourhood Park.

• Increases in available developable land area

 » Increased land available as Laurens 
Street widening has been reduced from 
26m to 23m.

 » Flood management concepts for the 
precinct have been refined to increase 
the developability of the precinct. 

55 I understand that the population aspirations 
were not adjusted between the timing of 
the Central City Narrative Report and the 
Structure Plan development.
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Sub-Precinct Design 
Outcomes

Overview

56 Eight Key Directions were established in the 
Arden Vision and are the foundations of the 
Arden Structure Plan. 

57 This report focuses on the Key Directions and 
objectives that are directly relevant to urban 
design considerations — Transforming Arden, 
Designing a Distinctive Place, Prioritising 
Active Transport and Creating Diverse Open 
Space (listed here). 

58 I consider the visions and objectives defined 
to deliver them are generally well-crafted and 
set an appropriately ambitious tone for a city-
shaping urban renewal project such as Arden.

59 I consider, however, that there is a significant 
misalignment between what the vision and 
objectives are aspiring to and what would 
actually be delivered if the controls in 
the Structure Plan and Amendment were 
implemented in their current form. 

60 It's not sufficient to show that the controls can 
deliver a workable building design. It's critical 
that they deliver the vision and objectives 
and create a high-quality place to live, work 
and visit. This chapter investigates the design 
outcomes that are likely to be realised and 
proposes changes to the controls to address 
identified shortcomings.

61 The vision for the Key Directions of primary 
consideration are as follows.

Transforming Arden

62 Vision 
Arden will advance Melbourne's strengths as 
a progressive, innovative and connected local 
and global city. The new Arden Station will 
catalyse Arden's transformation into a new 
employment hub. There will be significant 
opportunities for better and diverse ways of 
working, living and learning, as it evolves from 
an industrial area into an innovation precinct. 
 
Structure Plan

63 The objectives established by the Structure 
Plan to deliver on the vision directly relevant to 
urban design are:

• Objective 1: Celebrate, protect and interpret 
Aboriginal cultural values and heritage in 
the planning, design and curation of Arden

• Objective 2: Create the conditions that 
attract and retain global talent in the life-
sciences, education, health and digital 
technology sectors and foster interaction, 
collaboration and knowledge sharing 
between enterprise, government and 
education.

• Objective 3: Deliver a highly liveable, mixed-
use precinct of Melbourne that aspires 
to accommodate approximately 34,000 
jobs and around 15,000 residents with 
innovation at its heart.
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Designing a Distinctive Place

64 Vision 
Arden will be shaped by exemplary urban 
design and built form, anchored by the valued 
characteristics that make the suburbs of North 
and West Melbourne special to its residents 
and workers. Public areas will respond to the 
existing environment and strengthen the 
evolving identity of the precinct. 
 
Structure Plan

65 The objectives established by the Structure 
Plan to deliver on the vision directly relevant to 
urban design are:

• Objective 4: Create a new urban structure 
for Arden that incorporates a high-quality 
network of connected streets and open 
spaces that help support a varied and 
walkable block structure.

• Objective 5: Introduce density and built 
form controls that assist with Arden's 
transformation into a world leading urban 
renewal and innovation precinct.

• Objective 6: Recognise and celebrate the 
valued built form heritage and character of 
Arden.

• Objective 7: Encourage buildings to remain 
adaptable as uses change over time.

• Objective 8: Ensure design excellence is 
achieved in Arden.

Prioritising Active Transport

66 Vision 
Arden will provide direct and efficient 
connections in and around the precinct through 
safe and attractive public areas. This will 
include active and public transport networks 
that will complement the new Arden Station. 
 
Structure Plan

67 The objectives established by the Structure 
Plan to deliver on the vision directly relevant to 
urban design are:

• Objective 17: New and existing streets will be 
pedestrian friendly and provide comfortable, 
green links between open spaces and public 
transport routes and enhance the quality of 
the public realm.

Creating Diverse Open Space

68 Vision 
Arden will be a cooler and greener version 
of the central city, with a generous and well-
connected open space network, providing 
multi-functional spaces for recreation, 
socialising, active transport and biodiversity. 
 
Structure Plan

69 The objectives established by the Structure 
Plan to deliver on the vision directly relevant to 
urban design are:

• Objective 21: Provide generous, well-
designed and accessible open spaces that 
are diverse and flexible to meet the needs of 
Arden's evolving community and visitors to 
the precinct.

• Objective 22: Establish design excellence 
and design objectives for streets, open 
spaces and development interfaces 
to ensure that public realm works as a 
seamless, integrated and continuous space 
for all people.
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Arden North

Do the proposed controls support the 
future purpose and character?

70 The proposed controls are intended to deliver 
the future purpose and character of Arden 
North. This is describe in the Structure Plan as: 
 
 'A mix of businesses and creative industries 
such as music, media, performing arts, 
manufacturing and design. These industries 
will be supplemented by restaurants, bars, 
offices and retail premises. 
 
The new integrated stormwater management 
open space will provide opportunities for 
active recreation, visual amenity and outlooks 
from mid-rise residential development on 
the upper floors of buildings. High amenity 
residential development will integrate with the 
mixed-use nature and will be designed to not 
impede on the growth and operation of this 
sub-precinct as a service and employment 
node. 
 
The variety of commercial opportunities, and 
the legacy of its existing land use and heritage 
buildings, will create a sense of local culture 
which reflects the ambition of innovation and a 
true mix of industry where architecture firms, 
digital media and other technology-based 
businesses mix with low impact industrial uses 
which could include advanced manufacturing, 
microbreweries, bike repairs, creative 
industries, retail and dining opportunities.'1

Land use mix

71 This vision is focused on the mix of uses 
sought for the precinct. It is compelling and 
sounds like an intriguing place to visit, live and 
work. Unfortunately, however, I consider that 
it bears little to no resemblance to what would 

1  Arden Structure Plan, 2021, p29

be realised by the proposed controls.

72 It is highly unlikely that creative industries 
will locate in new development. I have led 
numerous projects over the past 5 years that 
investigate and document the requirements 
of creative industries and advanced 
manufacturing. Primarily, this includes secure 
tenure, and affordable spaces that suit 
the individual practice or industry. Music, 
performing arts, visual arts and manufacturing 
typically require sub-market rental spaces. In 
simple terms, these spaces are rarely found in 
high-rise buildings and are, ironically perhaps, 
mostly found in the range of building stock 
that already exists in the Arden North precinct, 
such as smaller, fine grain warehouses that 
can be used for flexible uses. The building 
typologies illustrated and modelled most align 
with residential and office uses. 

73 There are numerous ways that creative 
industries can be facilitated in new 
development through planning mechanisms, 
such as vertical zoning (recently proposed 
in Southbank's arts precinct) or affordable 
floorspace provisions (recently introduced into 
areas of London). These could be pursued in 
this Amendment and would enable creative 
industries to contribute to the preferred Arden 
North character. The current zoning provisions 
would need to be revised to incorporate these 
measures. 

74 The degree to which the controls support high-
amenity residential development outcomes is 
discussed further in this chapter in regards to 
public and internal amenity.

Character

75 The sub-precinct is highly suitable for urban 
renewal and an intensification of development. 
The scale of transformation envisaged means 
that any 'legacy of its existing land use and 
heritage buildings' will be imperceptible. I note 
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that there is only one site within a heritage 
overlay in Arden North.

76 There is limited illustration of what the 
preferred character is intended to look and feel 
like in the Amendment documents which does 
make it difficult for the reader to consider the 
urban design character and quality that will be 
delivered. An overall aerial image is provided 
in the Structure Plan (see Figure 5), and two 
locations have been modelled (see Figure 6 
and Figure 7).

77 There are no views of what the place will look 
and feel like from the pedestrian point of view 
in Arden North. 

78 There appears to be no analysis of the existing 
place qualities (e.g. lot size, public realm 
character, heritage) of Arden North and the 
degree to which they should influence how it 
transforms.

Built form typologies

79 The artist impression and modelling in the Built 
Form Report (Hayball) and the Urban Design 
Built Form & Analysis Report (VPA) illustrate a 
built form outcome across Arden North that is 
predominantly podium and towers. 

80 The artist impression and the Built Form 
Report modelling for Site 2 (Hayball) assume a 
very high degree of site consolidation2. Seven 
individual sites plus a public street (Reynolds 
Street) have been consolidated together. While 
there may be some joint ownership across 
these sites, I consider this a highly unrealistic 
proposition, particularly the assumption that 
an existing public street would be closed and 
redeveloped.

81 The background documents for the 
Amendment do not include an analysis of 
the size of existing available development 

2  Hayball, 2021

sites. This will have a significant impact on 
the feasibility of the proposed development 
typologies (excluding the existing government 
owned Metro site). Considering the fine 
grain pattern of subdivision in Arden North 
and Laurens Street, and the objective to 
'Recognise and celebrate the valued built form 
heritage and character of Arden'3 this is an 
oversight. The existing pattern of subdivision, 
and therefore land ownership patterns, is a 
core driver of the existing valued built form 
character and what could be delivered through 
the controls.

82 An analysis of the existing subdivision 
pattern in the blocks bounded by Macaulay 
Road, Boundary Road, Langford Street and 
Gracie Street illustrates that the number of 
sites that could currently accommodate a 
tower form (adopting the minimum floorplate 
size of 600m2 that is included in the Built 
Form Report) are limited. This takes into 
account the preferred minimum upper level 
setbacks required from streets and side and 
rear boundaries as nominated DDO82. This 
demonstrates that 5 sites (including 3 of those 
shown consolidated in Site 2 discussed above) 
could accommodate a tower. The majority 
of sites could not accommodate a tower 
and would support a mid-rise form up to the 
proposed street wall height (see Figure 8).

83 Site consolidation would provide a greater 
degree of flexibility to the range of typologies 
that could be delivered on these sites. It is not 
necessary, however, for site consolidation to 
occur for these sites to redevelop and reach 
the proposed maximum FAR and be aligned 
with the built form controls.

84 The modelling and artist's impression 
demonstrate a scenario of how the sub-
precinct may evolve through significant 

3  Objective 6, Arden Structure Plan
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Figure 5. Artist's impression of Arden North  (Arden Structure Plan, 2021)

Figure 7. Site 2 in the Built Form Report (Hayball, 2021)Figure 6. Site 1 in the Built Form Report (Hayball, 2021)
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Figure 8. Analysis of the relationship between existing 
subdivision patterns and the potential for upper levels above 
the nominated street wall height.
 

   Existing property boundaries 
   Potential extent of upper floors <600m2 so could not   

accommodate a tower form 
   Purple - Potential extent of upper floors >600m2  so could 

accommodate a tower form.
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consolidation but they don't demonstrate what 
I consider to be a more likely, and problematic, 
outcome. 

85 I have undertaken additional modelling for 
the blocks bounded by Macaulay Road, 
Boundary Road, Langford Street and Reynolds 
Street. The full set of modelling is included in 
Appendix C. 

86 Three scenarios have been considered. 
Scenario 1 and 2 assume no site consolidation.

1. Alignment with all building envelope and 
FAR controls. This has been prepared to 
test what the intended outcome of the 
preferred controls will look and feel like.

2. Alignment with FAR controls. Building 
envelopes exceeded to ensure that FAR is 
met. This has been prepared to test what 
the actual outcome could look and feel 
like. As the building envelope controls are 
discretionary it is reasonable to assume 
that a developer will maximise the yield 
up to the mandatory maximum FAR on 
their site by exceeding the street wall or 
overall building heights and/or reducing the 
minimum preferred setbacks.

3. Building envelope and FARs adjusted 
to deliver acceptable levels of internal 
amenity and a high quality public realm. 
This has been prepared to test the scale 
of development that would deliver on the 
purpose and character of Arden North that 
is identified in the Structure Plan, and the 
built form outcomes that are specified in 
the DDO. Scenario 3 assumes consolidation 
of 4 small sites to deliver acceptable design 
outcomes.

Will site consolidation occur?

87 As the FAR is a mandatory maximum, it is 
reasonable to assume that if a developer can 
deliver a feasible building on their site, that 

reaches the maximum FAR, then there is little 
incentive for them to rely on consolidation with 
neighbouring sites as it will generate no (or 
minimal) additional revenue. 

88 This is the case for all sites tested within 
these blocks in Scenario 2. The modelling is 
compliant with the proposed controls. The 
degree of site consolidation demonstrated 
in the Structure Plan is therefore unlikely to 
occur.

89 The testing demonstrates that a range of 
changes to the proposed controls are required 
to achieve the vision and deliver positive 
design outcomes. These are discussed below.

Do the proposed controls support a 
high quality public realm?

90 The quality of the public spaces is directly 
affected by the scale of adjacent development 
and the degree to which buildings allow or limit 
access to sunlight, daylight and sky views.

91 The proposed controls include preferred 
maximum street wall heights of up to 25 
metres (if the building is up to 41m high) and 
33 metres (if the building is less than 41m 
high). This will result in buildings fronting the 
street that are up to 10 storeys high (8 for a 
commercial building). These are excessive in 
relation to the existing street widths in Arden 
North, many of which are 15m or 20m wide, 
creating a street wall height to street width 
ratio of 2.2:1 (for 15 metre wide streets) and 
1.65:1 (for 20 metre wide streets).

92 The proposed controls also include a minimum 
street wall height of 17 metres. While the 
objective to created a sense of street definition 
is supported, this minimum is higher than it 
needs to be to achieve this aim. The modelling 
demonstrates that this is creating adverse 
consequences, with more of the potential yield 
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located in lower floors instead of in higher 
floors where greater access to sunlight and an 
outlook are possible.

93 The modelling demonstrates that the proposed 
street wall heights (maximums and minimums) 
will result in a poor quality pedestrian 
experience with low levels of sunlight reaching 
into the Steel Street and Ink Lane in Spring 
and Winter, as well as buildings that visually 
dominate the pedestrian experience and 
limited views to the sky (see Figure 9-10 and 
13-14).

94 Lower street wall heights are required to 
address these issues.

95 The testing demonstrates that street wall 
heights in the order of 3-5 storeys (12 - 17 
metres) fronting streets less than 20 metres 
delivers improved design outcomes (see Figure 
11 and 12.

96 This also delivers improved outcomes in the 
proposed new north-south laneway (see 
Figures 15 - 17).

97 On 20 metre wide streets and on sites fronting 
open spaces this can be increased to 8 storeys 
(27 metres).

98 Reducing the street wall height, without 
reducing the FAR will result in building designs 
that do not adhere to the preferred building 
envelopes. It is therefore also necessary to 
reduce the proposed FARs.

99 These issues are common to all of the 
proposed DDOs where development fronts 
narrow streets or laneways. The proposed 
changes to the street wall heights should 
therefore generally apply to all DDOs. 
Exceptions are noted for each sub-precinct.

Public realm quality - interfaces to streets and 
parks

100 All four DDOs include similar guidance on the 

public interface and design detail of buildings 
(including in Provision 2.9) which is insufficient 
to deliver the high-quality network of streets 
and laneways that is sought. This is discussed 
in Chapter 4.

Do the proposed controls support a 
good level of internal amenity?

101 Internal amenity is considered in the proposed 
controls through the provision of building 
setbacks from the street, side and rear 
boundaries and other buildings within the 
same site.

102 A preferred minimum setback below the 
street wall of 4.5 metres is required to a 
common boundary where a pedestrian 
laneway is proposed and 4m to the centreline 
of a shared laneway. There is no minimum 
setback requirement from rear and side 
boundaries below the street wall nominated 
otherwise. Insufficient setbacks for lower 
levels is a common issue across higher density 
developments in Melbourne.

103 A minimum setback above the street wall is a 
preferred requirement in the provisions. This 
is 5 metres for any buildings of any height in 
excess of 33 metres (10 storeys) and applies to 
streets. Upper level setbacks to the side and 
rear boundaries of 7.5 metres for buildings up 
to 64 metres, and 10 metres for buildings taller 
than 64 metres are preferred.

104 As outlined above, the size and shape of many 
sites in the tested area of Arden North will 
not support floorplates above the street wall 
height. 

105 The DDO does not require a minimum 
setback below the street wall to side and 
rear boundaries except where a laneway 
is proposed. The Better Apartment Design 
Guidelines also do not specify a minimum 
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Figure 9.  
Scenario 1: Spring (22 Sept) midday 
View looking west up Steel Street 
 

Figure 10.  
Scenario 2: Spring (22 Sept) midday 
View looking west up Steel Street 
 

Figure 11.  
Scenario 3: Spring (22 Sept) midday 
View looking west up Steel Street 
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Figure 12.  
Scenario 3: Spring (22 Sept) Midday 
View looking west up Ink Lane 

Figure 13.  
Scenario 1: Spring (22 Sept) Midday 
View looking west up Ink Lane 

Figure 14.  
Scenario 2: Spring (22 Sept) Midday 
View looking west up Ink Lane 
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Figure 15.  
Scenario 1: Spring (22 Sept) midday 
View looking south up new North-
South laneway 

Figure 16.  
Scenario 2: Spring (22 Sept) midday 
View looking south up new North-
South laneway 

Figure 17.  
Scenario 3: Spring (22 Sept) midday 
View looking south up new North-
South laneway 
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Figure 18.  
Scenario 1: Aerial view from north-west. Shadows shown at 2pm in winter. This illustrates some of the identified design issues 
including a lack of sunlight to streets and apartments due to the width of the shadow cast by the tower on Macaulay Road and 
the high street walls fronting narrow streets and laneways

Langford St

M
acaulay Rd

Steel St

Ink Lane

Straker St

separation. Recent development across the 
inner city have been approved with setbacks 
of only a few metres. This creates future 
amenity issues for apartments fronting these 
boundaries as well as development equity 
issues. The minimum setback requirement 
of 4 metres to the centre line of shared 
laneway has been applied in the testing. This 
demonstrates significant issues for internal 
amenity when couple with the minimum street 
wall height of 17m. Lower street wall heights of 
2 - 3 storeys address this issue.

106 It is anticipated in the Structure Plan and the 
modelling that residential and commercial 
uses will be included in levels that are below 
the street wall. Building separation distances 

across laneways and within sites need to 
account for these potential uses at lower 
levels and need to be wide enough to provide 
sufficient amenity — daylight, sunlight and an 
outlook — for people occupying these levels. 
This needs to be considered relative to the 
height of the building that fronts these spaces 
(that is the street wall on laneways) and 
overall building height. The requirement for a 
minimum street wall height fronting laneways 
of 17 metres means that this is not achieved. It 
results in 4 to 5 levels of apartments directly 
facing each other across a gap of 8 metres 
(shared laneway) and 9 metres (pedestrian 
laneway). This issue is demonstrated in the 
modelling — see Figure 12.
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107 Removing the minimum street wall height to 
laneways from the controls delivers significant 
improved design outcomes (see Figure 14), 
including increased sunlight, less visual 
dominance of buildings and improved views to 
sky.

108 These issues are common to all of the 
proposed DDOs. The proposed changes to 
the setbacks and building separation controls 
should therefore generally apply to all DDOs. 
Any exceptions are noted for each sub-
precinct.

Development equity

109 The proposed setback controls in the DDO 
also aim to provide development equity. The 
lack of a setback requirement from boundaries 
below the preferred street wall height means 
that this is unlikely to be achieved. For 
example, the modelling shows in the block 
bounded by Steel, Langford and Straker 
Streets that it is possible to build a 10 storey 
building (aligned with the maximum street wall 
height) that is setback only 4.5 metres from a 
laneway and side or rear boundary. This is the 
setback adopted for the modelling to ensure 
that a realistic building is shown. The internal 
amenity of this building once the whole block 
develops will be poor. This will compromise 
development potential on adjacent sites as the 
lower floors will receive poor daylight and no 
sunlight.

110 This can be addressed by reducing the street 
wall height, increasing the required setback 
and reducing the FAR to decrease the amount 
of yield (bulk) on each site.

111 The proposals to reduce the street wall heights  
for narrower streets and laneways (noted 
above) will also improve this issue.

Development densities & typologies

112 The modelling I have prepared demonstrates 
that the FAR of 9:1 in sites within the Lot 
B designated area cannot be reached on a 
number of sites (those highlighted blue). To 
reach the minimum FAR the preferred building 
envelope controls cannot be adhered to.

113 This modelling also demonstrates that 
accommodating a FAR of 9:1 leads to 
significant design issues (e.g. see Figure 18 and 
the issues noted above).

114 The Built Form Testing of Site 1 (Hayball)
reached the proposed maximum FARs but 
does not comply with the preferred building 
envelope controls. This results in a range of 
design issues (outlined in Table 2) including 
poor internal amenity, a loss of development 
equity, unadaptable buildings.

115 Diversity of built form is also not demonstrated 
with identical towers located parallel to each 
other.

116 Collectively this demonstrates that there are 
issues with delivering good design due to 
the relationship of the FARs to the building 
envelope controls. There has been debate in 
recent planning panels (e.g. Fishermans Bend 
and Moonee Ponds Activity Centres) that 
the proposed FARs were too 'loose' a fit. The 
loose fit was designed to support a significant 
diversity of built form. That is, it avoided filling 
the envelope up to its absolute capacity as 
that too frequently results in reduced design 
flexibility, diversity and amenity. The loose fit 
approach was approved in both instances as it 
was accepted that this was required to deliver 
good design.

117 By contrast the proposed FARs within the 
Arden Structure Plan and amendment are too 
'tight' a fit. 

118 This is highly confusing for potential 
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Site Height - 
control 
(metres)

Height - modelled  in 
storeys (rounded to 
nearest metre)

FAR - 
control

FAR - 
modelled

Street wall 
height control

Street wall height 
modelled

Arden 
North

Discretionary Mandatory Discretionary

1 Lot A  
33-51m

Lot B 
49-64m

Lot A 
8 storeys (27m)

Lot B 
17 storeys (56m), 13 
storeys (43m)

Lot A 
6:1

Lot B 
9:1

8.9 and 5.9 Lot A 
33 metres

Lot B 
25 metres

14.6m

4 storeys (Ground 
+ 3)

Notes • The FAR has been largely met (only 0.1 short). As it is mandatory no additional yield could be accommodated 
than what is shown in the modelling.

• The preferred setback below the preferred street wall height of 4 metres (to the centre of the shared 
laneway) has not been included. This would require a 2m ground level setback along the length of the car 
park (Laneway CL1740 is approximately 4m wide).

• The preferred setback of the towers to the side boundary of 7.5m has not been included (a 5 metre setback 
is shown)

• The preferred setback of the towers to the rear lane of 7.5m has not been included (a setback of 
approximately 1m is shown).

Design 
comments 
& issues

• The need for the laneway that intersects this large site is confirmed. Without this, the podium floor plates 
would cover the whole site and therefore accommodate increased car parking (with reduced amount of 
residential sleeving Macaulay Road and Fogarty Street). Showing this as 'indicative' on the DDO map does 
not adequately communicate the need for the laneway.

• The lack of setbacks to the rear laneway results in apartments fronting a 4 metre wide lane. This is their only 
outlook and opportunity for natural light. This is an unacceptable outcome. A setback of 4.5m to the centre 
of the laneway is needed to deliver minimal amenity.

• The lack of setbacks to the side and rear boundaries results in a loss of development equity (neighbouring 
development sites will need to setback further within their own lots). If the neighbours do not setback then 
this results in unacceptable amenity within these apartments. 

• Car parking could be adapted for commercial uses if voids were cut into car park floorplates to allow more 
natural light. These would be significant in size and expensive.

• It would be difficult to adapt the carpark for residential uses as the car park is built on the western boundary 
(so no access to natural light is possible). Significant modification to the car park structure would be 
required.

• There is no diversity of built form. All towers are identical and located parallel to each other, limiting outlook.

Table 2. Urban design assessment of the built form testing 
for Site 1 in the Built Form Testing Report (Hayball, 2021)
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Figure 19. Proposed 
changes to the FAR boundaries in 
Arden North.

5:1

6:1 all other sites within Arden 
North

developers and permit decision-makers. It is 
likely to result in highly contested outcomes 
through the development process.

119 A realignment of the proposed FAR to align 
with the preferred mid-rise development 
scale is required, along with adjustments to 
the proposed FARs. The FARs should also be 
aligned with the existing urban structure.

120 The block between Ink Lane and Steel Street 
faces a narrow street and a laneway and 
incorporates shallow, fine-grain lots. A lower 
FAR is required to ensure that good public and 
private amenity can be delivered.

121 The eastern end of the block fronting 
Macaulay Road also include fine-grain lots 
which require a lower FAR.

122 The western end includes two larger lots and 
can accommodate a higher FAR.

123 The testing demonstrates that a FAR of 5:1 
and 6:1 delivers on the preferred purpose 
and character of Arden North. The proposed 
boundaries for these FARs are illustrated in 
Figure 19.

124 These FARs, coupled with decreased street 
wall heights and improved setback controls 
can deliver a high-quality place that is 
envisioned in the Structure Plan. 

125 They can also deliver building typologies that 
accommodate smaller floorplates and greater 
access to daylight that are aligned with the 
creative industries land uses sought.
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Do the proposed controls support the 
future purpose and character?

126 The proposed purpose and character for Arden 
Central are: 
 
'Arden Central – Innovation will be anchored 
and activated by the new Metro Station. It will 
be the focus for the digital technology, life 
sciences, health and education sectors as well 
as research and development, research centres 
and other ancillary uses to these industries. 
 
The sub-precinct’s innovation-based character 
will create and attract investment from 
large anchor tenants, institutions and small 
businesses that will showcase the precinct as a 
globally competitive location for collaboration. 
 
Arden Central – Innovation sub-precinct will 
also support the implementation of facilities 
and infrastructure to grow Arden’s innovation 
ecosystem, including spaces for start-ups, 
scaleups and spin-offs and collaboration 
spaces, as well as other community 
infrastructure including library uses, multi-
purpose community spaces and a cultural 
centre on Arden Street. 
 
Innovation, community and industry uses will 
be prioritised or encouraged over residential 
uses to support the growth of the sub-precinct 
as the innovation heart. 
 
A retail core will develop along Barwise Street 
with retail activation also along Laurens Street 
corridor and Fogarty Street. 
 
Buildings and the private realm will connect 
seamlessly and activate public spaces day 
and night through ground level uses such 
as offices, local supermarket, shops, retail, 
bars, restaurants, galleries and presentation 

spaces in fine grain building design. This will 
be complemented by research, office and other 
commercial spaces at the upper levels. 
 
The streets within the sub-precinct will link 
public spaces including the Capital City and 
neighbourhood open spaces, the Arden Station 
plaza and concourse and the Moonee Ponds 
Creek. Improving accessibility to destinations 
and providing a range of experiences in the 
public realm will encourage those living, 
working and visiting to remain within the 
sub-precinct, increasing opportunities for 
collaboration and innovation. These spaces 
are convivial and offer a range of experiences 
including markets, pop up stalls, outdoor 
dining and other passive uses such as picnics, 
exercise and play. 
 
Larger commercial car parks will be 
encouraged to provide precinct-based car 
parking access and reduce the need for 
smaller, individual site car parking provision.'1 

Land uses

127 The purpose is clear that the sub-precinct 
is to be focused on the creation of an 
innovation precinct — digital technology, life 
sciences, health and education, research and 
development of varying scales - large anchors 
to smaller businesses and start-ups.

128 It is explicit that residential uses are secondary  
to innovation uses.

129 The proposed controls do not align with this 
purpose set for the Arden Central - Innovation 
Precinct. 

130 Examples of building typologies that align with 
innovation, research and education uses are 
illustrated in Figure 20, Figure 21 and Figure 

1  Arden Structure Plan, 2021, p28
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23 and summarised in Table 3. This research 
demonstrates the following:

• Building heights that range from 2 - 26 
storeys, with a diversity of building heights 
included in all precincts identified.

• Building floorplate for research and 
development and education uses that range 
from 1,800 - 4,200m2

• Much larger building floorplates for 
hospitals of 8,500 - 9,300m2

• Net FARs (site specific) between 5:1 - 12:1 
for non hospital buildings

• Net FARs (site specific) between 10:1 - 14:1 
for hospitals

• Net FARs for building typologies with 
floorplates that align with the size of 
proposed blocks in Arden Central - 
Innovation precinct of 5:1 - 8:1

• Gross FARs for high density urban 
innovation precincts of 3:1 - 4:1

131 The proposed FAR of 12:1 will favour typical 
residential and commercial towers and not 
innovation, research and education buildings.

132 The proposal in the zone to require commercial 
uses in the lowest 6 floors of development 
does not align with the evidence on the spatial 
requirements of innovation and research 
buildings.

133 A FAR of 8:1 would align with the intended 
building typologies. To ensure that residential 
uses are treated as a secondary item, a 
method of moderating how much residential is 
allowed in the precinct should be considered. 
This could be in the form of a capped FAR 
for residential uses or set as a maximum % of 
residential floorspace (similar to the approach 
that is allowed in the Commercial 3 Zone).

Do the proposed controls support the a 
high quality public realm?

134 The Structure Plan includes principles for 
movement and parking including to: 'Create 
a pedestrian-oriented public realm around 
Arden Station in the heart of Arden Central, 
maximising patronage from the Metro Tunnel.'

135 The proposed controls generally support good 
public realm outcomes where development 
fronts 20m wide streets and large open spaces. 
This is demonstrates in figures 24 - 27 where 
there is sufficient space within the public realm 
to accommodate higher densities and taller 
street wall heights.

136 The quality of these spaces will depend on 
micro-climatic conditions that are created 
by development. Sunlight access to parks is 
critical and the controls should be converted 
from a discretionary to a mandatory control to 
ensure this is provided.

137 New streets, however, are proposed that scale 
at approximately 15m wide, and which due to 
the scale of adjacent development, will result 
in unacceptable public realm quality. This is 
the case for the new north-south street in 
the north-western area of the sub-precinct. 
The pedestrian experience of this street will 
be similar to that modelled for Steel Street in 
Arden North as the street width and preferred 
maximum street wall heights are identical.  

138 Lowering the street wall height is not preferred 
here as this would reduce the potential of 
this location to support the innovation and 
research typologies discussed above.

139 Instead, this street should be widened to 20 
metres to create a comfortable space and 
greater building separation (see Figure 22). 
The aim is to attract globally leading R&D 
businesses to the innovation precinct. The 
quality of workspaces is paramount, including 
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Example Maximum 
building height 
(storeys)

Net FAR Gross FAR Source

611-681 Elizabeth Street, 
Melbourne

19 7.2 Urban Design 
Report, VPA

Medical Precinct, 
Pennsylvania

 5-18 (5, 6, 11, 12, 
14, 15, 18)

Unknown Unknown MGS Report

Parkville cluster 6 - 13 (6, 11, 13) Unknown Unknown MGS Report

Cornell Tech, New York 5 - 26 (5, 6, 26) 1.75 MGS Report 
& Grimshaw 
Master Plan for 
Fishermans Bend

22@Barcelona 2 - 20 (2, 3, 4, 10, 
12, 15, 18, 20)

3:1 
 
2.2 plus a 0.5:1 bonus for innovation-specific 
activities (laboratories, co-working space, 
maker space and incubator or supportive 
entrepreneurship services) and an additional 
0.3:1 for affordable housing1 

MGS Report 
 
FAR figure - 
Ajuntament 
de Barcelona, 
2020, Medida 
de gobierno 
Impulsemos el 
22@.

Fishermans Bend 
Masterplan research

3 - 4:1 Grimshaw 
Master Plan for 
Fishermans Bend

Fishermans Bend NEIC No heights 
specified

3.5:1 Melbourne 
Planning Scheme

Table 3. Analysis of research & development typologies

1   
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14:1 - 8,500m2 6:1 - 3,900m2 5:1 - 2,800m2

8:1* 10:1- 9,300m2 6:1 - 4,200m2

12:1 - 2,700m2* 10:1 - 1800m2
Figure 20.  
Health and Research typologies 
identified in MGS Architect's Draft 
Arden Master Plan with approximately 
FARs and building floorplates shown 
 
*Many of these examples include 
100% site coverage and therefore the 
building height is the same as the FAR.  
For others, FARs have been estimated 
based on the dimensions shown.

Building typologies that align with 
the block sizes proposed in the 
Arden Structure Plan are outlined.
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Figure 21.  
Education typologies identified in benchmarking research undertaken by 
Grimshaw Architects (University of Melbourne - Fishermans Bend Campus 
Master Plan, 2020)
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Figure 22. Block sizes in Arden Central - Innovation

Figure 23. Diagram of increasing density (FAR) in relation to global Innovation Precinct Benchmarks (University of 
Melbourne - Fishermans Bend Campus Master Plan, 2020 prepared by Grimshaw)

4,800
3,600 2,500

3,000 4,600

4,300
5,000 3,800

3,800
2,800

2,300
2,300

Widen new north-south 
street from 15 metres to 
20 metres wide
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access to natural light to lower levels of the 
building. 

140 Barwise Street is identified as the key retail 
street. It is immediately adjacent to the metro 
station and will be a highly utilised street by 
pedestrians. It is therefore important that the 
scale and detailed design of development 
to the immediate north of Barwise Street 
contributes to the creation of a welcoming, 
active and attractive place. 

141 This street is narrow and also scales at 
approximately 15 metres wide. It is oriented 
east-west which means that it is subject 
to overshadowing. High street walls and 
significant building floorplates are proposed 
to the north of this street in the DDO that will 
result in a street that is overwhelmed by the 
adjacent development (see  Figure 28es 28 
- 30). To ensure that it is pedestrian-friendly 
street, where people choose to linger and stay, 
it is necessary to reconsider this relationship. 
A lower street wall height to the north in the 
order of 17 metre would enable more sunlight 
and daylight into this street. A lower FAR will 
reduce the potential bulk of the building on 
this northern block and enable greater levels of 
sunlight to reach into the street.

142 Proposed reduction in FARs of 8:1 will support 
the delivery of lower street walls and greater 
building separation to support this outcome.

143 The changes to setbacks and building 
separation recommended above in the Arden 
North analysis are also proposed in Arden 
Central - Innovation.

Impact of discretionary FAR and 
discretionary building envelope controls

144 The discretionary controls mean that it is highly 
likely that the proposed development scale 
will exceed the preferred maximum building 
envelope controls. This is demonstrated in the 

Architectus modelling. This will exacerbate 
the poor public realm quality outcomes 
noted above. It will also reduce development 
equity as one site will more readily be able 
to overdevelop, reducing the potential 
development of the neighbouring site. 

145 The scale of potential divergence from the 
preferred FAR and building envelope controls 
is also demonstrated in Appendix D which 
includes modelling which has been undertaken 
by Hodyl & Co within the Architectus digital 
model.
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Figure 24. View along Arden looking west - built form envelopes (Architectus modelling)

Figure 25. View along Arden looking west - potential maximum yield (Architectus 
modelling)
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Figure 26. View looking south down Laurens St - built form envelopes (Architectus modelling)

Figure 27. View looking south down Laurens St - potential maximum yield (Architectus modelling)
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Maximum street wall 
height 25m

Minimum street wall 
height 17m

10m setback

Minimum street wall 
height 17m

7.5m setback

12-20 storeys8-14 storeys

7. Barwise Street
Between Little Fogarty Street and Laurens Street

Maximum street wall height 25m 
(33m if less than12 storeys)

Figure 28.  
Proposed street section - Barwise Street

Figure 29.  
Barwise Street - Building envelope controls (Architectus 
modelling) showing a very high level and unacceptable level 
of street enclosure (location B - see Figure 27)

Figure 30.  
Barwise Street - Potential extent of exceedance of envelope 
and FAR controls (Architectus modelling) showing a very 
high level and unacceptable level of street enclosure 
(location B - see Figure 27)
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Car parking rates

146 Considering a key driver of the population 
aspirations are focused on increasing 
patronage of the Arden Metro Station, zero 
car parking should be strongly supported 
to encourage maximum usage of the metro 
station.

Figure 31. Viewing locations for views (Architectus modelling)
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Arden Central — Mixed Use 

Do the proposed controls support the 
future purpose and character?

147 The proposed purpose and character for Arden 
Central - Mixed Use are: 
 
'Arden Central – Mixed-use will accommodate 
residential development and commercial uses 
including offices, function centres, medical 
centres and research centres. Ground floor 
activation will be achieved through the 
provision of retail and local shops including 
bars, restaurants, beauty salons, galleries, 
presentation spaces and office space. This 
activation will ensure passive surveillance to 
help increase personal safety and security.  
 
A new proposed government primary 
school and a community centre combining a 
kindergarten, maternal and child health rooms 
and general community meeting spaces will 
service and connect young families within 
Arden and its immediate surrounding area.  
 
The precinct will access key features and 
destinations within and surrounding Arden 
Central including new open spaces, a new metro 
station and dining and shopping opportunities.'1

1  Arden Structure Plan, 2021, p28

Land use

148 The Arden Central - Mixed Use precinct 
purpose and character has the greatest 
alignment with the proposed development 
tyoplogies supported by the controls as there 
is a greater focus on residential and commercial 
mixed-use development which can be delivered 
in podium and tower buildings.

Do the proposed controls support a high 
quality public realm?

149 The generous scale of the proposed open 
spaces within the Arden Central sub-precincts 
mean that a greater scale of development 
intensification can be supported surrounding 
the parks (as long as overshadowing is limited). 
This is illustrated in Figure 32 and Figure 3333.

150 The cluster of blocks to the south of the 
Neighbourhood Park, however, front a number 
of narrow streets in the order of 15-20 metres 
wide. The scale of development proposed 
on these streets will mean that they are 
significantly enclosed and overshadowed and 
are likely to result in wind tunnelling effects.

151 This is illustrated in Figure 3434 and 35.

152 The experience of being in these streets will 
not be pleasant or comfortable. The degree 
of additional yield that is supported by the 
discretionary controls will only exacerbate 
these outcomes. 

153 The changes to street wall heights, setbacks 
and building separation recommended above in 
the Arden North analysis are also proposed in 
Arden Central - Mixed Use to address this issue.

154 Reductions in FAR will also reduce the overall 
scale and visual bulk of these sites. It is 
recommendation that the FAR for Lot B be 
reduce to 9:1 to support more flexible design 
response and improved development outcomes.
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Figure 32. View looking north up Fogarty Street - building envelopes (location C) - Architectus modelling

Figure 33. View looking north up Fogarty Street - maximum yield (location C) - Architectus modelling
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Figure 34. View up the new east-west little street within Arden (location F) - Central 
Mixed Use precinct looking north-west

Figure 35. View looking west up Fogarty Street (location G)
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Public realm quality - interfaces 
to streets and parks

155 All four DDOs include similar 
guidance on the public 
interface and design detail 
of buildings (including 
in Provision 2.9) which is 
insufficient to deliver the high-
quality network of streets and 
laneways that is sought. This is 
discussed in Chapter 4.

Impact of discretionary 
FAR and discretionary 
building envelope controls

156 The discretionary controls 
mean that it is highly likely that 
the proposed development 
scale will exceed the preferred 
maximum building envelope 
controls. 

157 The extent of divergence is 
illustrated in the Architectus 
modelling (the difference is 
shown in Figures 36 and 37).

Figure 36. The scale of development proposed for the Arden Central - 
Mixed Use sub-precinct is significant

Figure 37. The scale of development that could be reached due to 
the discretionary nature of the FAR and building envelope controls. Buildings 
heights significantly exceed the preferred maximum height limit with towers 
up to 220m
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Laurens Street

Do the proposed controls support the 
future purpose and character?

158 The proposed purpose and character for 
Laurens Street are:  
 
'Laurens Street will strengthen its existing 
mixed- use composition with new residential, 
small-scale business and offices, home-based 
business, retail premises and a variety of 
creative enterprises. 
 
The re-design of Laurens Street and Munster 
Terrace will create two green spines for the 
precinct, improving the public realm and 
creating opportunities for new business to 
locate on the ground floor of development for 
street activation. 
 
New high amenity residential development 
will integrate with the mixed-use nature of the 
precinct and will be designed to not impede 
the growth and operation of this sub-precinct 
as a service and employment node.  
 
Heritage buildings will create a historical scale 
to part of the precinct, while new built form 
on the eastern boundary will create visual 
transition – in density and scale – to the 
existing neighbourhoods of North Melbourne.'

159 There is limited illustration of what the 
preferred character is intended to look and feel 
like in the Amendment documents which 

160 Extensive heritage overlays cover this sub-
precinct (see figure 38). There is no heritage 
report within the documentation that 
considers how these heritage buildings should 
be considered. 

161 Built Form Testing in the Hayball Report has 
been undertaken for 4 locations (one in Lot A, 
B, C and D respectively.

Lot C

162 The modelling for site 8 is aligned with the 
proposed FAR of 8:1. The building height 
modelled is 15 storeys, 3 storeys below the 
preferred maximum height. As there are no 
constraints (e.g. overshadowing or design 
objectives that refer to the overall building 
scale) it is highly likely that this will be 
exceeded. This has not been tested in the 
Hayball Report. 

163 The design response to the heritage attributes 
of the building demonstrated in the Hayball 
report is simplistic adopting a facadism 
approach. Considering the iconic nature of the 
silos on this site, more creative and considered 
design responses would be appropriate.

164 This potential for sites in this block (nominated 
as Lot C in the DDO) have been tested in the 
Architectus work and demonstrate that the 
potential scale of buildings is significantly 
greater than what is proposed in the DDO. This 
is demonstrated in Figure 41 - 44.

165 A reduction in the FAR to 5:1 is proposed to 
support a more sensitive design response 
within this heritage overlay and greater 
retention of the existing building. This should 
be a mandatory control.

166 Lot B

167 The built form modelling of Site 9 in the 
Hayball Report is closely aligned with 
the proposed development controls. It 
demonstrates the potential for the proposed 
height and FAR to be reached on a corner site 
(with three frontages). Limited setbacks are 
required to deliver good internal amenity as 
the multiple street frontages provide good 
access to daylight and sunlight.

168 No mid-block sites have been tested in either 
the Hayball or the VPA Urban Design Report. 
This block contains a number of narrow and 
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Figure 38. Extent of heritage overlays in the Laurens 
Street sub-precinct

small sites. There is no internal laneway that 
breaks up the block and where access to 
daylight, sunlight and ventilation could be 
provided. It will be necessary for each site to 
set back from rear boundaries to provide this 
amenity. On mid-block sites it is therefore 
unlikely that a FAR of 6:1 will be achievable. A 
reduction to a 5:1 FAR is needed.

Lot A

169 There are a significant number of characterful, 
single storey residences in this block that front 
Dryburgh Street. The heritage qualities of this 
block have not been adequately considered 
in the development of the proposed controls. 
Testing of a site that retains the front portion 

of a residence is demonstrated in figure 
39. A building height of 5 storeys has been 
modelled with a 4 storey street wall height 
(that aligns with the proposed controls). This 
demonstrates the ability to redevelop these 
sites while providing a more sensitive response 
to the heritage context. In this scenario a 
FAR of 2.5:1 is achievable. A reduction in the 
proposed FAR for heritage to sites to 2.5:1 is 
recommended.

170 Sites within this block that do not have valued 
heritage attributes that require retention will 
have greater capacity.

171 The site tested in the VPA report for this block 
appears to rely on a light well for the full height 
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of the building. This will not deliver good 
internal amenity.

172 Alternative testing has been undertaken and 
is demonstrated in figure 39. This illustrates 
the potential for these sites to reach a FAR of 
5:1, which is greater than the proposed FAR of 
4:1. This is possible because of the 18 metre 
lot depth with two frontages that provide 
access to daylight, sunlight and an outlook. 
Upper level setbacks upper the street wall 
as proposed in the amendment have been 
incorporated.

173 An increase in FAR from 4:1 to 5:1 for Lot A 
non-heritage sites is therefore proposed.

174 Further analysis of the specific heritage 
qualities within this block is required to 
determine sites that have valued heritage 
fabric that should be retained.

Lot D

175 The Hayball testing relied on site consolidation 
of a number of sites and does not consider the 
fine-grain subdivision pattern within this block.

176 The modelling also does not include the 
proposed north-south laneway that is included 
in the DDO.

177 A reduction in FAR is needed to deliver this 
laneway and to support upper level side and 
rear setbacks that will be needed to provide 
sufficient internal amenity.

Potential digression from the proposed controls

178 The potential for development within Lots C 
and D to significantly exceed the proposed 
controls is high. This is demonstrated in figures 
41 - 44. This illustrates a scale of development 
that is misaligned with the preferred character 
outcomes defined in the structure plan and will 
result in a loss of visual transition in scale from 
North Melbourne.

Do the proposed controls support a 
high quality public realm?

179 Good levels of public realm amenity are 
achieved in the proposed controls. This is due 
to the lower street walls heights proposed that 
front 20m and 30m wide streets. The north-
south orientation of the blocks will mean that 
sunlight reaches into these streets.

180 The changes to setbacks and building 
separation recommended above in the Arden 
North analysis are also proposed in Laurens 
Street.

Do the proposed controls support a 
good level of internal amenity?

181 Reductions in the FARs on Lot D and B are 
needed to allow for setbacks from side and 
rear boundaries to provide sufficient internal 
amenity. The proposed setback and building 
separation provision outlined for Arden North 
should apply in Laurens Street precinct.

182 Good internal amenity can be achieved 
within Lots C and A due to the multiple street 
frontages and reduced lot depths.
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Figure 39. Site testing of four sites in the block nominated as Lot A. Heritage site shown in white.

Figure 40. View of site testing for heritage site in Lot A block.
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Figure 41. Potential 
development scale as 
prescribed by the building 
envelope controls 

Figure 42. Potential 
development scale if yield 
is maximised. The change 
in scale along the west 
of Munster Terrace is 
significant and problematic 
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Figure 43.  
View looking north up 
Munster Terrace with 
development that is 
aligned with the building 
envelope controls but 
without application 
of the FAR controls 
street wall height and 
overshadowing controls 
shown.

Figure 44.  
View looking north up 
Munster Terrace with 
development that is 
compliant with the FAR, 
street wall height and 
overshadowing controls 
shown.
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Well-designed streets

Intent in the Structure Plan

183 The importance of the public realm in fostering 
opportunities for collaboration and innovation 
is noted in the description of the Arden Central 
- Innovation sub-precinct: 
 
'Improving accessibility to destinations and 
providing a range of experiences in the public 
realm will encourage those living, working 
and visiting to remain within the sub-precinct, 
increasing opportunities for collaboration and 
innovation.'

184 The introduction to part 3 of the Structure 
Plan ‘Designing a distinctive place’ further 
emphasises the important relationship 
between streets, spaces and high quality 
architecture: 
 
'A high-quality and connected public realm 
will piece together these four distinct 
sub-precincts and connect Arden with 
neighbouring areas to help attract new 
businesses and residents to the area. The 
streets and spaces will be framed by high 
quality architecture – as the expectation rather 
than the exception – and design excellence 
will be expected on key sites within the area 
to help deliver the key directions of exemplary 
urban design in Arden.'

185 Key design recommendations in part 3 of the 
Structure Plan ‘Designing a distinctive place’ 
include a recommendation under ‘Urban 
Structure and layout’: 
 
'Deliver contextually appropriate built form 
interfaces to streets with regard to street 
width and lower street walls heights on 
narrower streets.'

186 Key design recommendations in part 3 of the 
Structure Plan ‘Designing a distinctive place’ 
also include a range of recommendations for 
‘Street level activation and services’.

187 The design recommendations are covered to 
some extent in the DDOs, however many are 
captured under Clause 6.0 Decision guidelines 
rather than being an outcome, design element 
or requirement under Clause 2.9.

188 The Structure Plan notes that: 
'Consolidated car parking may have unsleeved 
car parking and car parking on the ground 
floor to the extent that it produces a net 
positive public realm impact by reducing the 
need for surrounding car parking. Other design 
strategies should be employed to mitigate 
the impact of the car parking structure on the 
public realm as much as possible.'

Implementation through the DDOs

189 The DDO adopts simplistic guidance on 
delivering active and engaging building 
interfaces to streets. The requirement for 
a minimum provision of 80% glazing that is 
proposed has been superseded by the more 
sophisticated approach adopted by the City of 
Melbourne in its Central City Design Guidelines 
(C308).

190 Amendment C308 was approved by the 
Minister for Planning on 15 August 2021 and 
published in the Victorian Government Gazette 
on 30 September 2021. It won the Australian 
Urban Design Award and represents best 
practice in Australia.

191 By comparison, Clause 2.9 Public interface and 
design detail in Schedules 80-83 to Clause 
43.02:

• Lack the detail included in DDO1

• Lack the sophisticated approach that has 

Public realm quality
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been developed

• Do not represent best practice (locally or 
internationally)

• Are unlikely to deliver the vision, strategy 
and objectives for Arden’s public realm as 
set out in the structure plan.

192 The Amendment proposes to deliver CBD 
scale densities but ignores the existing 
evidence and best practice approaches that 
makes the CBD streets successful.

193 More considered guidance is required.

194 I recommend that Clause 2.9 Public Interface 
is significantly revised in each DDO in the 
Amendment to incorporate the approach and 
detailed provisions that are within DDO1.

Wind

195 I note that the minimum upper-level street 
setback of 6 metres recommended in the wind 
assessment report has not been adopted (a 
5 metre upper setback has been adopted). 
Meeting the wind criteria relies on wind 
control requirements which are outside of the 
development site – e.g. vegetation within the 
street. This is not good practice and sets up 
an unhelpful tension between the building 
scale that is supported through the FARs and 
heights and the wind criteria.

Car Parking

196 The extent of unsleeved car parks 
demonstrated in the Built Form Testing report 
is a concern. This will contribute to unsafe,  
unwelcoming streets and is far from global 
best practice.

197 The Parking Overlay objectives include the 
following:

• To discourage the provision of on-site 
car parking on a site by site basis and 
encourage consolidated, publicly available 

carparking.

• To encourage a travel ode shift toward 90 
percent of all trips to the precinct being by 
sustainable transport options

• To identify preferred car parking rates for 
various uses.

• To minimise the impacts of car parking on 
areas on the public realm.

• To provide for the future adaptation of car 
parking to other uses and innovations in 
transport technology and practice.

198 The proposed FAR controls, in conjunction 
with the difficulty in delivering basement 
car parking, will work directly against the 
encouragement of consolidated car parking. 
This is because there is limited incentive to 
utilise the floorspace allowed by the FAR for 
car parking that is not directly supporting the 
development site. 

199 Developers will seek the highest return on 
their land, which is highly unlikely to be 
precinct car parking. This is particularly the 
case in Laurens Street and Arden North where 
the FAR is proposed to be mandatory.

200 If a developer within sub-precincts areas with 
a discretionary FAR do deliver precinct car 
parking then this is likely to result in them 
exceeding the preferred FAR.
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Sunlight to parks

201 Including a balance of Spring and Winter solar 
access controls to the proposed and existing 
parks is supported and reflects the approach 
taken in parts of Melbourne municipality 
that have the highest levels of densities (i.e. 
the Hoddle Grid, Southbank and Fishermans 
Bend). 

202 However, access to Winter sun has not 
been sufficiently considered for the Arden 
North sub-precinct where a Spring control 
applies to all open spaces. The modelling also 
demonstrates that the high FARs will result in 
limited opportunity for communal open space 
within the development sites.

203 Conversion of the solar access controls to a 
winter controls is recommended for the North 
Melbourne Recreation Reserve and Clayton 
Reserve. Sunlight access between 10am - 3pm 
should be adopted. This aligns with the C278 
proposition and supports the health and well-
being of future residents and workers.

204 As sunlight is critical to the quality of parks 
the control that applies should be mandatory. 
As Queensberry Street is a linear park 
within a street I consider it appropriate that 
this is treated differently and agree that a 
discretionary control should apply.

205 A summary of the proposed controls are 
recommended:

Winter Spring
Mandatory 
Capital City Open Space 11am - 2pm
Neighbourhood Park 11am - 2pm
Arden Station Forecourt 11am - 2pm
North Melbourne 
Recreation Reserve

11am - 3pm

Clayton Reserve 11am - 3pm
Discretionary
Queensberry Street 
linear park

11am - 2pm
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Balancing certainty and flexibility to 
deliver design quality and the preferred 
character

206 The use of discretionary FAR controls is not 
supported. One of the key reasons that FARs 
are an effective tool at managing development 
outcomes is that they directly inform land 
values and avoid property speculation. A 
discretionary FAR fails to deliver this benefit 
and creates a high level of uncertainty. A 
discretionary FAR also does not address 
development equity which is one of the 
objectives listed in the structure plan. 

207 I do not consider that the proposal to 
introduce a requirement for applications 
which exceed the preferred FAR to undergo 
a design excellence process will be sufficient 
to manage the potential negative impacts of 
overdevelopment. 

208 The proposed development controls are 
highly discretionary and will result in greater 
divergence from the preferred character, 
unproductive land speculation and even poorer 
quality design outcomes where they have been 
identified in this report.

209 The high FARs will also drive a singular 
building typology – podium and towers 
– across almost all sites within Arden 
which means the vision and key design 
recommendations included in the structure 
plan to deliver a range of built form typologies 
will not be achieved. This is demonstrated 
in the Built Form Testing report. A greater 
diversity of building forms is needed to 
support a greater diversity of uses, as well as 
support greater housing diversity. A diversity 
of building scales also contributes to a diverse 
skyline and the varying heights of buildings 
support the penetration of sunlight and 
daylight to streets and enable views between 
buildings.

210 It appears unlikely that key BADs requirements 
will be met due to the very large floorplates 
modelled in the Hayball and VPA work. This 
also often include long linear east-west 
oriented buildings and a significant amount of 
residential uses that sleeve carparks. This will 
make it difficult to achieve:

• Cross-ventilation requirements due to 
reliance on double-loaded corridors and 
long linear floorplates and car-park sleeving

• Provision of communal open space 
that is of sufficient size and meets the 
overshadowing requirements is unlikely to 
be met as many of the models incorporate 
full site coverage and podium tower 
typologies within the minimum required 
side and rear setbacks.

• The minimum landscape requirements will 
not be met due to the high site coverage 
and adoption of minimal building setbacks 
which result in the minimum amount of 
podium area where communal landscape 
areas could have been included.

Adaptability

211 Strategy 7.1 of the Structure Plan requires 
that any new above-ground car parking can 
be adapted to future habitable buildings for 
other uses. The built form testing does not 
sufficiently demonstrate that the structure 
plan objective can be met. 

212 To achieve the FAR above ground car parking 
has been included on Test Sites 01, 02, 04, 05, 
06, 07, 08, 09, 10. In many of these examples 
the car parking is included within very large 
floorplates. It would be difficult to convert 
these interior, sleeve spaces to an alternate 
use. The DDOs require a minimum car parking 
floor to floor height of 2.8 metres which will not 
support adaptable uses.

213 Note, that if this was located within a 

Certainty, flexibility and 
adaptability
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basement, which where possible is the 
preferred design outcome, then some of these 
sites would not be able to deliver the proposed 
FAR without a significant increase in building 
heights. This is because the yield could not be 
accommodated within the large floorplates as 
they have been modelled as they do not suit 
commercial or residential uses.
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The future purpose and character 
for each sub-precinct defined in the 
structure plan will not be delivered.

214 This is due to a misalignment between the 
future desired land uses and the building 
typologies that would be delivered by the 
controls. This is of particular concern in the 
Arden Central - Innovation sub-precinct and 
Arden North.

215 Insufficient consideration has been given to 
existing subdivision patterns which means 
that the built form outcomes illustrated in the 
Amendment documentation do not reflect likely 
development outcomes in Arden North and 
Laurens Street.

216 The FARs are too high to deliver the 
architectural and building diversity envisaged. 
This will create a bland, undistinctive place that 
does not meet the vision and objectives of the 
structure plan.

The controls will result in poor quality 
streets and insufficient internal amenity.

217 The proposed street wall heights are too high 
for the existing and proposed narrow street 
network which will result in unwelcoming and 
uncomfortable experience for pedestrians.

218 Building separation controls are insufficient 
to create adequate internal amenity and will 
diminish public amenity outcomes.

219 There is limited justification for the high FARs 
within the Structure Plan and Amendment and 
they are driving many of these design issues. 

220 The high FARs don't support good design - they 
are too tight a fit within the building envelope. 

The controls depend on above ground 
car parking which contradicts the 
vision for an adaptable, sustainable and 
walkable precinct

221 On many sites, the FARs can only be achieved 
through large floorplates that incorporate a 
significant amount of above ground car parking, 
which in many instances cannot be sleeved. 

222 If above ground car parking is not delivered, 
then the FARs don't work as they are too 
high to support smaller floorplates within the 
preferred range of height limits.

223 Significant amount of above ground car parking 
will be delivered which will not be readily 
adaptable for other future uses.

The degree of elasticity allowed in the 
DDO controls will result in a highly 
contested development process and 
poor design quality.

224 In many instances the proposed FARs don't 
align with the building envelope controls - it 
will be necessary for a developer to exceed the 
preferred height or reduce setbacks in order to 
achieve the maximum FAR. 

225 The discretionary FARs are likely to be 
exceeded. Mandatory FARs are needed for 
them to be effective at reducing development 
speculation and ensuring that good design is 
delivered.

Conclusion
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Objectives Extent to which controls currently 
support the objective

Changes required to ensure that the 
objective can be realised

Transforming Arden Comments
Objective 2: Create the conditions 
that attract and retain global talent 
in the life-sciences, education, 
health and digital technology 
sectors and foster interaction, 
collaboration and knowledge 
sharing between enterprise, 
government and education.

  Low. 
 

FARs of 12:1 do not support 
the delivery of innovation, 
research and education 
buildings.

FARs that are aligned with innovation, 
research and education buildings in Arden 
Central - Innovation precincts.

Improved building separation controls and 
lower FARs to deliver high quality and diverse 
housing.

Objective 3: Deliver a highly 
liveable, mixed-use precinct 
of Melbourne that aspires to 
accommodate approximately 
34,000 jobs and around 15,000 
residents with innovation at its 
heart.

  Highly 
liveable  - 
low. 
 

 

Population 
targets - 
high. 
 

High street walls and 
insufficient building 
separation compromise 
public and private amenity.

 
The FARs are assumed to be 
aligned with the population 
targets.

Lower street wall heights to improve the 
experience of streets.

Improved building separation controls to 
enable more sunlight to reach the public 
realm and reduce a walled building effect.

Lower FARs to align with lower street wall 
heights and increased building separation.

Introduce mandatory FARs to remove the 
potential for overdevelopment of sites which 
can lead to low quality design outcomes.

Most of the objectives articulated in 
the structure plan that relate to urban 
design are unlikely to be delivered.
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Objectives Extent to which controls currently 
support the objective

Changes required to ensure that the 
objective can be realised

Designing a Distinctive Place
Objective 4: Create a new 
urban structure for Arden that 
incorporates a high-quality network 
of connected streets and open 
spaces that help support a varied 
and walkable block structure.

  
Degree of 
connectivity 
- medium. 
 

 
Quality of 
connections 
- low.  
 

The laneway network 
proposed is essential to 
deliver a good network but 
the delivery of these is a 
discretionary requirement. 
The very high FARs will put 
pressure on these not being 
delivered.

The proposed design 
guidance on the public 
interface to streets will not 
deliver engaging, safe and 
distinctive streets.

High street wall heights 
on narrow streets result 
in poor quality pedestrian 
experience. 
 
Repetitive podium 
and tower typologies 
create uninterested and 
overshadowed streets.

Strengthen the requirement to deliver new 
laneways and ensure FARs are set at an 
appropriate level to support their delivery.

Introduce mandatory FARs to remove the 
potential for overdevelopment of sites which 
will reduce potential for laneways to be 
delivered.

Update the public interface controls to 
align with DDO1 in the Melbourne Planning 
Scheme.

Reduce street wall heights. Lower FARs 
to support lower street wall heights and 
to enable more sunlight and daylight into 
streets.

Objective 5: Introduce density 
and built form controls that assist 
with Arden's transformation into a 
world leading urban renewal and 
innovation precinct.

 Low
The proposed FARs are 
not aligned with world 
leading urban renewal and 
innovation precincts.

Reduce FARs.

Introduce mandatory FARs to remove the 
potential for overdevelopment of sites which 
can lead to low quality design outcomes. This 
is aligned with global best practice.

Objective 6: Recognise and 
celebrate the valued built form 
heritage and character of Arden.

 Low
The proposed controls pay 
little to no attention to the 
existing character of Arden. 
The existing subdivision 
patterns are largely ignored 
and the heritage response 
to Laurens Street is 
inadequate.

Reduce FARs to enable a more fine grain 
pattern of development in Arden North and 
Laurens Street that responds to the existing 
valued character.
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Objectives Extent to which controls currently 
support the objective

Changes required to ensure that the 
objective can be realised

Objective 7: Encourage buildings to 
remain adaptable as uses change 
over time.

  Low
The FARs rely on the 
provision of very large 
floorplates that, as the 
modelling demonstrates, 
result in deep floorplates 
that do not suit commercial 
or residential development.

Increase minimum building 
separation to support higher 
internal amenity spaces that 
are suitable to a wider range 
of uses.

Reduce FARS to support buildings with 
smaller footprints that suit a wider range of 
uses.

Increase minimum building separation.

Incentivise zero car parking within the Arden 
Central sub-precincts.

Objective 8: Ensure design 
excellence is achieved in Arden.

  Low
The design excellence 
requirements are insufficient 
to influence development 
outcomes.

Introduce lower FARS that are aligned with 
well-designed precincts.

Introduce mandatory FARs to remove the 
potential for overdevelopment of sites which 
can lead to low quality design outcomes.

Incorporate Arden into the City of 
Melbourne's Design Excellence program.

Prioritising Active Transport
Objective 17: New and existing 
streets will be pedestrian friendly 
and provide comfortable, green 
links between open spaces and 
public transport routes and 
enhance the quality of the public 
realm.

  Low See above comments on 
streets.

Lower street wall heights to improve the 
experience of streets.

Improved building separation controls to 
enable more sunlight to reach the public 
realm and reduce a walled building effect.

Lower FARs to align with lower street wall 
heights and increased building separation.

Update the public interface controls to 
align with DDO1 in the Melbourne Planning 
Scheme.

Creating a Diverse Open 
Space
Objective 21: Provide generous, 
well-designed and accessible open 
spaces that are diverse and flexible 
to meet the needs of Arden's 
evolving community and visitors to 
the precinct.

 High
The proposed open space 
network is a strength of the 
Structure Plan

None.
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Objectives Extent to which controls currently 
support the objective

Changes required to ensure that the 
objective can be realised

Objective 22: Establish design 
excellence and design objectives 
for streets, open spaces and 
development interfaces to 
ensure that public realm works 
as a seamless, integrated and 
continuous space for all people.

   Medium
See comments above - there 
are many design issues 
within the proposed controls 
for streets and development 
interfaces.

All of the above recommendations will assist 
in establishing design excellence and design 
objectives.
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Qualifications

2009  Master of Urban Design
 Dean’s Honours Award, Melbourne University

2003  Graduate Diploma of Arts (Social Theory)
 Melbourne University

1998  Bachelor of Science (Architecture)
 Newcastle University

Career overview

2020— Founder and Editor, Cities People Love

2019— Senior Industry Fellow—RMIT University

2017— Contributing Editor, Landscape Australia

2016— Victorian Design Review Panel member
Off ice of the Victorian Government Architect

2016— Managing Director, Hodyl & Co

2015 Manager—Urban Strategy, City of Melbourne

2011— 15 Coordinator–City Plans and Policy, City of 
Melbourne

2008— 11 Associate Director, Urban Design Team Leader, 
AECOM

2004— 08 Associate—Urban Design, Hassell

2002—04 Urban Designer, David Lock Associates

1998— 99 Architectural Assistant, Bligh Voller Nield

Awards & Recognition

2018 Victorian Award for Best Planning Ideas: Small Project 
(Commendation)—Darebin Creative and Cultural 
Infrastructure Framework, Planning Institute of 
Australia

2016 Victorian Award for Best Planning Ideas: Small 
Projects—City Road Master Plan, Planning Institute of 
Australia

2015 President’s Award for Planning Excellence

Planning Institute of Australia, Victoria

2014 Churchill Fellowship, Winston Churchill Memorial Trust

2013 Victorian Award for Public Engagement and 
Community Planning for Future Living (Housing 
discussion paper), Planning Institute of Australia

2010 Commendation for Urban Planning Achievement, 
Southbank Structure Plan, Planning Institute of 
Australia

Leanne Hodyl
Managing Director

Leanne is the founder and Managing Director of Hodyl & Co, 
a design and planning consultancy focused on creating cities 
people love. She has 20 years experience delivering urban policy 
and design projects critical to the future development of cities. 
This includes leading housing strategies, built-form policy for 
high-density urban environments, arts strategies, urban renewal 
intensification strategies, master plans for existing urban areas and 
infrastructure planning projects.

Her work is informed by qualifications in urban design, architecture 
and social theory, and extensive experience in strategic planning. 
By integrating all of these essential elements of urban design 
and planning practice she has a demonstrable track record in 
delivering successful urban policy and public realm projects. 

Leanne previously led the City of Melbourne’s Urban Strategy 
group which was responsible for delivering major urban design and 
strategic planning projects in Melbourne. 

Her professional experience includes working for government and 
private clients. As an urban design expert she is a member of the 
Off ice of the Victoria Government Architect’s Victorian Design 
Review Panel and regularly provides urban design advice as an 
expert witness at VCAT and in planning panels. 

Leanne was awarded a Churchill Fellowship in 2014 to investigate 
global planning policies that shape high-rise living in central cities. 
This research was awarded the Victorian Planning Institute of 
Australia’s President’s Award for Planning Excellence in 2015. It 
has been pivotal in shifting policy around high-density design in 
central Melbourne. Leanne has an ongoing interest in research and 
its ability to improve policy and design outcomes and is a Senior 
Industry Fellow with RMIT’s School of Global, Urban and Social 
Studies. She launched Cities People Love in 2020, a collaborative 
research platform that aims to improve the design and planning of 
cities.



Key projects, 1999—2021

SPATIAL AND STRATEGIC PLANNING

• Future Darebin City Vision - City of Darebin

• Fishermans Bend Urban Design Strategy—DELWP

• Fishermans Bend Employment Precinct Strategic Plan—
DELWP

• Younghusband Rejuvenation, Kensington—Impact 
Investment Group

• Arden-Macaulay Structure Plan—City of Melbourne

• City North Structure Plan—City of Melbourne

• Southbank Structure Plan—City of Melbourne

• University Hill Master Plan—MAB Development

• Macquarie Park Rail Corridor Urban Design Framework—
NSW Liveable Cities Unit

• Moe, Morwell and Traralgon Urban Design Frameworks 
Victorian State Government

• Cities as Water Supply Catchments, Monash University

BUILT FORM POLICY

• Footscray Activity Centre - City of Marybrynong

• Central Geelong Urban Design Guidelines - City of Greater 
Geelong

• Heidelberg Road Built Form Framework - City of Yarra

• Fishermans Bend Urban Design Strategy  & Amendment 
GC81— DELWP

• Sunlight to Open Spaces Report - City of Melbourne

• Central City Built Form Review Synthesis Report & 
Amendment C270 - DELWP

• Central City Built Form Review - Urban Design Analysis of 
Special Character Areas & Amendment C270- DELWP

• Moonee Ponds Activity Centre Built Form Framework—City 
of Moonee Valley

• Central Melbourne Retail Study - Perri Projects

• Arden-Macaulay Structure Plan & Amendment C190—City 
of Melbourne

• City North Structure Plan & Amendment C196 —City of 
Melbourne

• Southbank Structure Plan & Amendment C171–City of 
Melbourne

• Macquarie Park Rail Corridor Urban Design Framework - 
NSW Liveable Cities Unit

• High St, Darebin Urban Design Framework—City of Darebin

URBAN DESIGN ADVICE

• Urban Design advice for a range of private development 
sites in inner Melbourne

• Urban Design Expert Witness for individual development 
sites at VCAT and planning scheme amendments at panel 
(including all those noted above).

HOUSING POLICY

• Oakover Village Housing Diversity Report, City of Darebin

• City of Melbourne Housing Strategy, Homes for People, City 
of Melbourne

• Future Living Housing Discussion paper, City of Melbourne

• Churchill Fellowship Report, ‘Investigating the social 
impacts of high-density, high-rise housing’ - Winston 
Churchill Memorial Trust

• Ballarat Residential Infill Study, Ballarat City Council

CREATIVE INDUSTRIES / ARTS INFRASTRUCTURE PLANNING

• Creative Neighbourhoods Research project - Creative 
Victoria

• Moreland Arts Infrastructure Framework - City of Moreland

• Darebin Cultural and Creative Industries Framework, 
Darebin City Council

• Northland Urban Renewal Precinct Arts Infrastructure 
Strategy - City of Darebin

• Melbourne Arts Infrastructure Framework, City of 

Melbourne
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73Appendix B: Street sections
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1. Macaulay Road
Between Up�eld rail corridor and Boundary Road

Maximum street wall 
height 25m

Existing building 
(Macaulay Precinct)

Minimum street wall 
height 17m

7.5m setback

12 - 18 storeys

2. Boundary Road with HCPTCC 
Between Macaulay Road and Henderson Street

Clayton Reserve

Minimum street wall 
height 17m

7.5m setback

8-14 storeys

Maximum street wall height 25m 
(33m if less than12 storeys)
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3. Henderson Street with HCPTCC
Between Gracie Street and Fogarty Street

New open space

Minimum street wall 
height 17m

7.5m setback

8-14 storeys

Maximum street wall height 25m 
(33m if less than12 storeys)

4. Fogarty Street with HCPTCC 
Between Henderson Street and Arden Street

Proposed open space
North Melbourne 
Recreation Reserve
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5. Arden Street with HCPTCC 
Between Fogarty Street and Munster Terrace

Maximum street wall 
height 25m

North Melbourne 
Recreation Centre

Minimum street wall 
height 17m

10m setback

12-20 storeys

6. Arden Street
Between Up�eld rail corridor and Fogarty Street

Maximum street wall 
height 25m

Minimum street wall 
height 17m

10m setback

Maximum street wall 
height 25m

Minimum street wall 
height 17m

10m setback

12-20 storeys 12-20 storeys
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8. Fogarty Street extension
Between Arden Street and Langford Street extension

Maximum street wall 
height 25m

Minimum street wall 
height 17m

10m setback

12-20 storeys

Maximum street wall 
height 25m

Minimum street wall 
height 17m

10m setback

12-20 storeys

Maximum street wall 
height 25m

Minimum street wall 
height 17m

10m setback

Minimum street wall 
height 17m

7.5m setback

12-20 storeys8-14 storeys

7. Barwise Street
Between Little Fogarty Street and Laurens Street

Maximum street wall height 25m 
(33m if less than12 storeys)
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9. Fogarty Street extension
Between Langford Street extension and N–S internal road

Maximum street wall 
height 25m

Minimum street wall 
height 17m

12.5m setback

30-40 storeys

Maximum street wall 
height 25m

Minimum street wall 
height 17m

12.5m setback

16-24 storeys

10. Fogarty Street extension
Between N–S internal road and Laurens Street

Maximum street wall 
height 25m

Minimum street wall 
height 17m

12.5m setback

16-24 storeys

Maximum street wall 
height 25m

Minimum street wall 
height 17m

12.5m setback

16-24 storeys

7. Barwise Street
Between Little Fogarty Street and Laurens Street
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11. Queensberry Street extension
Between Laurens Street and Langford Street extension

6-8 storeys

Minimum street wall 
height 17m

7.5m setback

8-14 storeys

Maximum street wall height 25m 
(33m if less than12 storeys)

12. Queensberry Street
Between Laurens Street and Dryburgh Street

Existing single storey 
terrace

Existing double
storey terrace

Proposed 6-8 storeys

Proposed 3-6 storeys

12-18 storeys 
(To west side of 

Munster Terrace)

12-18 storeys 
(To west side of 

Munster Terrace)
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12 - 18 storeys

13. Laurens Street with HCPTCC
Between Miller Street and Queensberry Street

Minimum street wall 
height 17m

7.5m setback

8-14 storeys

Maximum street wall 
height 25m

Minimum street wall 
height 17m

7.5m setback

Maximum street wall height 25m 
(33m if less than12 storeys)
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14. Laurens Street with HCPTCC
Between Queensberry Street and Arden Street

6-8 storeys

12 - 18 storeys

Maximum street wall 
height 25m

Minimum street wall 
height 17m

7.5m setback
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15. Munster Terrace
Between Victoria Street and Queensberry Street

Sensative transition interface.

Unclear if a 4 storey street wall also applies to 
the west side of Munster Terrace.

Existing double storey 
building

Proposed 3-6 storeys

7.5m setback

8-14 storeys

Maximum street wall height 25m 
(33m if less than12 storeys)
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16. Munster Terrace
Between Arden Street and Queensberry Street

Sensative transition interface.

Unclear if a 4 storey street wall applies to this 
section of Munster Terrace.

12 - 18 storeys

Maximum street wall 
height 25m

Minimum street wall 
height 17m

7.5m setback Proposed 6-8 storeys

17. Macaulay Road
Between Boundary Road and Arden Street

Arden Street Oval
North Melbourne Gasworks / 
Victorian Archive Centre 
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85Appendix C: Arden North detailed 
study

Modelling prepared by Hodyl &Co
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Figure 45. Scenario 1: Plan view 
Shadows shown at 2pm equinox
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Scenario 1 
Aligned with the building envelope 
and FAR controls

Buildings that align with the maximum FAR and preferred building envelope controls

Buildings that align with the preferred building envelope controls but do not reach the maximum FAR allowed

Site unlikely to redevelop 
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Figure 46. Scenario 1: Aerial view from north-west 
Shadows shown at 2pm equinox

Langford St

M
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Buildings that align with the maximum FAR and preferred building envelope controls

Buildings that align with the preferred building envelope controls but do not reach the maximum FAR allowed

Site unlikely to redevelop 
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Figure 47.  
Scenario 1:  Winter 10am 

Figure 48.  
Scenario 1:  Winter 11am 

Figure 49.  
Scenario 1: Winter midday 

Shadow analysis study - Winter

Scenario 1 
Aligned with the building envelope 
and FAR controls
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Figure 50.  
Scenario 1:  
Winter 1pm 

Figure 51.  
Scenario 1:  
Winter 2pm 

Figure 52.  
 Scenario 1:  
Winter 3pm 
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Steel Street - pedestrian experience

Scenario 1 
Aligned with the building envelope 
and FAR controls

Figure 53.  
Scenario 1: Winter  (22 June) midday 
View looking west up Steel Street 

Figure 54.  
Scenario 1: Spring (22 Sept) midday 
View looking west up Steel Street 
 

Figure 55.  
Scenario 1: Summer (22 Dec) midday 
View looking west up Steel Street 
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Ink Lane - pedestrian experience

Figure 56.  
Scenario 1: Spring (22 Sept) Midday 
View looking west up Ink Lane 

Figure 57.  
Scenario 1: Spring (22 Sept) midday 
View looking south up new North-
South laneway 
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Figure 58. Scenario 2: Plan view 
Shadows shown at 2pm equinox
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Buildings that have been adjusted to align with the maximum FAR and which now do not align with the preferred building 
envelope controls - that is the street wall heights have been exceeded or the setbacks reduced.

Site unlikely to redevelop 
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Figure 59. Scenario 2: Aerial view from north-west 
Shadows shown at 2pm equinox
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Buildings that have been adjusted to align with the maximum FAR and which now do not align with the preferred building 
envelope controls - that is the street wall heights have been exceeded or the setbacks reduced.

Site unlikely to redevelop 
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Figure 60.  
Scenario 2: Winter 10am 

Figure 61.  
Scenario 2: Winter 11am 

Figure 62.  
Scenario 2:  
Winter midday 

Shadow analysis study - Winter

Scenario 2 
Aligned with FAR controls
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Figure 63.  
Scenario 2:  
Winter 1pm 

Figure 64.  
Scenario 2:  
Winter 2pm 

Figure 65.  
 Scenario 2:  
Winter 3pm 
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Steel Street - pedestrian experience

Scenario 2 
Aligned with FAR controls

Figure 66.  
Scenario 2: Winter  (22 June) midday 
View looking west up Steel Street 

Figure 67.  
Scenario 2: Spring (22 Sept) midday 
View looking west up Steel Street 
 

Figure 68.  
Scenario 2: Summer (22 Dec) midday 
View looking west up Steel Street 
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Ink Lane - pedestrian experience

Figure 69.  
Scenario 2: Spring (22 Sept) Midday 
View looking west up Ink Lane 

Figure 70.  
Scenario 2: Spring (22 Sept) midday 
View looking south up new North-
South laneway 

North-South lane - pedestrian experience
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Figure 71. Scenario 3: Plan view 
Shadows shown at 2pm equinox
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Preferred built outcome

Reduced FARs, lower street 
wall heights and increased 
setbacks deliver design 
benefits such as increase 
amount of green communal 
space (on ground and 
on structure), improved 
outlook for residents and 
workers and acceptable 
levels of sunlight and 
daylight reaching into 
streets, laneways and 
internal spaces.

Buildings that align with the recommended FARs and building envelope controls

Site consolidated to deliver acceptable design outcome
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Figure 72. Scenario 3: Aerial view from north-west 
Shadows shown at 2pm equinox
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Site consolidated to deliver acceptable design outcome
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Figure 73.  
Scenario 3: Winter 10am 

Figure 74.  
Scenario 3: Winter 11am 

Figure 75.  
Scenario 3:  
Winter midday 

Shadow analysis study - Winter

Scenario 3 
Preferred built outcome
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Figure 76.  
Scenario 3:  
Winter 1pm 

Figure 77.  
Scenario 3:  
Winter 2pm 

Figure 78.  
 Scenario 3:  
Winter 3pm 
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Steel Street - pedestrian experience

Figure 79.  
Scenario 3: Winter  (22 June) midday 
View looking west up Steel Street 

Figure 80.  
Scenario 3: Spring (22 Sept) midday 
View looking west up Steel Street 
 

Figure 81.  
Scenario 3: Summer (22 Dec) midday 
View looking west up Steel Street 

Scenario 3 
Preferred built outcome
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Ink Lane - pedestrian experience

Figure 82.  
Scenario 3: Spring (22 Sept) Midday 
View looking west up Ink Lane 

Figure 83.  
Scenario 3: Spring (22 Sept) midday 
View looking south up new North-
South laneway 

North-South lane - pedestrian experience
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105Appendix D: Arden Central — 
Innovation Precinct study

Modelling prepared by Hodyl &Co 
and Architectus (as noted)
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Single site

Test

Site Area 2,287 m2

Storeys 20

GFA 23,160 m2

FAR 10:1

Single Site 
Maximum FAR 12:1 
maximum Height 81 m

Figure 84. 302-308 Arden Street potential 
development restricted by preferred FAR and height. 



107FAR 
Block

Site A

Site Area 3,888 m2

Storeys 20

GFA 38,142 m2

FAR 9.8:1

Site A

Site Area 3,888 m2

Storeys 28

GFA 47,964 m2

FAR 12:1

Site B

Site Area 7,155 m2

Storeys 20

GFA 79,886 m2

FAR 11:1

Site B

Site Area 7,155 m2

Storeys 24

GFA 89,286 m2

FAR 12:1

Consolidated Sites 
Maximum FAR 12:1 
maximum Height 81 m

Consolidated Sites 
Maximum FAR 12:1 
maximum Height 81 m

SITE A

SITE A

SITE B

SITE B

Figure 85. Potential block development - Restricted 
by the preferred FAR and height. South-west view above, 
north-west view bellow.

Figure 86. Potential block development - Restricted 
by the preferred FAR. South-west view above, north-west 
view bellow.
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Block

Site A

Site Area 3,888 m2

Storeys 25

GFA 33,686 m2

FAR 9:1

Site B

Site Area 7,155 m2

Storeys 24

GFA 65,276 m2

FAR 9:1

Consolidated Sites 
Maximum FAR 9:1 

SITE A

SITE B

Figure 87. Potential block development - Restricted 
by the mandatory 9:1 FAR. South-west view above, north-
west view bellow.



109FAR 
Maximised development

Total

Site Area 11,050 m2

Storeys 45

GFA 209,105 m2

FAR 19:1

Consolidated Site - Commercial use above 
podium 
Discretionary FAR limit 12:1 
Discretionary Height limit 81 metres

Figure 88. Potential maximised commercial 
development - With no mandatory maximum FAR and height. 
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Maximised development

Total

Site Area 11,050 m2

Storeys 38

GFA 205,469 m2

FAR 18.5:1

Consolidated Site - Residential use above 
podium 
Discretionary FAR limit 12:1 
Discretionary Height limit 81 metres

Figure 89. Potential maximised residential 
development - With no mandatory maximum FAR and height. 



Appendix E: Summary of analysis 
of Hayball Built Form modelling 
report
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Site No. of sites 
consolidated1 

Height - 
control2 

Height - 
modelled  
in storeys 
(rounded 
to nearest 
metre)

FAR - control FAR - 
modelled

Street wall 
height control

Street wall 
height modelled

Arden 
North

Discretionary Mandatory Discretionary

1 0 Lot A  
8-14 storeys 
33-51m

Lot B 
12-18 storeys 
49-64m

Lot A 
8 storeys 
(27m)

Lot B 
17 storeys 
(56m), 13 
storeys (43m)

Lot A 
6:1

Lot B 
9:1

8.9 and 5.9 Lot A 
33 metres

Lot B 
25 metres

14.6m

4 storeys 
(Ground + 3)

2 7 + the closure 
of a public 
street

Lot A 
8-14 storeys  
33-51m

Lot B 
49-64m

Lot A 
8 storeys 
(37m)

Lot B 
15 storeys 
(63m)

Lot A 
6:1 (Majority of 
site)

Lot B 
9:1

7.2 Lot A 
33 metres

Lot B 
25 metres

17m and 37m (by 
4m)

Arden 
Central - 
Innovation

Discretionary Discretionary Discretionary

3 Gov't land Lot D 
16-24 storeys 
49-81 metres

71 metres Lot D 
12:1

10.8 (by 1.2) 25 metres 23m

4 - west of 
Laurens 
Street

4
Lot D 
16-24 storeys 
49-81 metres

19 levels 
63 metres 

Lot D 
12:1

11.7 25 metres

6 - northern 
portion

Gov't land
Lot C 
33-65m

Lot C 
8:1

6.8 (by 1.2) 33 metres 39.5m (by 6.5m)

Laurens 
Street

Discretionary

4 - East of 
Laurens 
Street

9 Lot D 
12-18 storeys 
49-64 metres

19 levels 
63 metres 
 

10:1 10.4 (by 0.4) 25 metres

1  Determined using City of Melbourne interactive maps as land ownership is not publicly available.

2  All heights in storeys taken from the Background Report (prepared by VPA); all heights in metres taken from the DDOs

Summary of Built Form testing report prepared by 
Hayball
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Site No. of sites 
consolidated1 

Height - 
control2 

Height - 
modelled  
in storeys 
(rounded 
to nearest 
metre)

FAR - control FAR - 
modelled

Street wall 
height control

Street wall 
height modelled

8 0 Lot C

12-18 storeys 
49-64 metres

15 storeys Lot C 
8:1

8:1 25 metres 1-3 storeys

9 0 Lot B 
6-8 storeys 
25-33 metres

7 storeys Lot B 
6:1

6.2 
(exceeds 
mandatory 
control by 
0.2)

17 metres 17.8m

10 0 Lot A 
3-6 storeys 
13-25 metres

6 storeys Lot B 
4:1

4.7 (exceeds 
mandatory 
control by 
0.7)

11 metres 11.4m

Arden 
Central - 
Mixed Use

Discretionary Discretionary Discretionary

5 3 Lot B 
16-24 storeys 
65-83m

Lot C 
30-40 storeys 
121-134m

27 storeys 
88m

Lot B 
12:1

Lot C 
17:1

12.2 (by 5:1 
within Lot C 
area)

6 - southern 
portion

Gov't land Lot C 
30-40 storeys 
121-134 metres

30 storeys 
97.8m 

Lot C 
17:1

13.6 (by 3.4) 25 metres 23m

7 Gov't land Lot C 
30-40 storeys 
121-134m

19 storeys Lot C 
17:1

13.3 (by 3.7) 25 metres 21m

* Where the modelled FAR exceeds the proposed FAR by 0.2 or less this has for the purposes of this analysis been considered 
compliant with the control.
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--/--/---- 
Proposed 
C407melb 

SCHEDULE 80 TO CLAUSE 43.02 DESIGN AND DEVELOPMENT 
OVERLAY 

 
Shown on the planning scheme map as DDO80. 

 
ARDEN PRECINCT - ARDEN CENTRAL INNOVATION 

 

1.0 Design objectives 
--/--/---- 
Proposed 
C407melb To create an innovative urban renewal area that is an exemplar for design excellence, 

environmental sustainability, and connectivity. 

To promote an innovation precinct with floorplates that support digital technology, life 
sciences, health and education uses. 

To support a mixture of low to mid-rise development within the core surrounding the new 
open spaces with denser and taller buildings to the north and south with a range of 
typologies to respond to specific land use needs. 

To ensure development achieves a high quality pedestrian environment in relation to 
human scale and microclimate conditions such as acceptable levels of sunlight access and 
wind and views to the sky. 

To ensure that buildings create a high quality, fine-grain interface to the public realm at 
ground level and provide visual interest, fine grain and articulation that reduces the impact 
of mass and bulk. 

 

2.0 Buildings and works 
 

--/--/---- 
Proposed 
C407melb 

 

2.1 Buildings and works for which no permit is required 
 

 A permit is not required: 

- For internal buildings and works, where the Gross Floor Area and overall building 
height is not increased. 

- For buildings and works at ground level to provide access for persons with 
disabilities that comply with all legislative requirements. 

- To alter an existing building façade provided: 

o The alteration does not include the installation of an external roller 
shutter. 

o At least 80 per cent of the building facade at ground floor level is 
maintained as an entry or window with clear glazing. 

- To construct an awning that projects over a road if it is authorised by the relevant 
public land manager. 

- To construct a building or construct or carry out works for Railway purposes. 

- For buildings and works to install or modify existing building services, where the 
overall building height is not increased. 

 
2.2 Requirements 

 
The following outcomes and requirements apply to an application to construct a building or 
construct or carry out works. 

A permit cannot be granted to vary an outcome with the term ‘must’. 

A permit may be granted to vary a built form requirement expressed with the term ‘should’. 

An application for buildings and works that does not meet a requirement expressed with the 
term ‘should’ must achieve the relevant built form outcomes. 
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Any reference to street width is a reference to the proposed ultimate width of the street 
reserve. 

If there is a discrepancy between the diagrams of this schedule and the text, the text should 
be used. 

 
2.3 Definitions 

 
Floor Area Ratio means the gross floor area above ground of all buildings on a site, 
including all enclosed areas, services, lifts, car stackers and covered balconies, divided by 
the area of the site. Voids associated with lifts, car stackers and similar service elements 
should be considered as multiple floors of the same height as adjacent floors or 3.0 metres 
if there is no adjacent floor. 

 
Street means a road reserve of a public highway more than 9 metres wide. 

 
Laneway means a road reserve of a public highway 9 metres or less wide. 

 
Street wall means the vertical distance between the footpath or natural surface level at the 
centre of the site frontage and the highest point of the street wall, with the exception of 
non-habitable architectural features not more than 3.0 metres in height and building 
services setback at least 3.0 metres behind the street wall. 

 
Street wall height means the vertical distance between the footpath or natural surface level 
at the centre of the site frontage and the highest point of the street wall, with the exception 
of non-habitable architectural features not more than 3.0 metres in height and building 
services setback at least 3.0 metres behind the street wall. 

 
Setback is the shortest horizontal distance from a building façade, including projections 
such as balconies and architectural features greater than 300mm, to the boundary. 

 
Additional shadow means any shadow cast outside of any existing shadow from buildings 
or works. 

 
2.4 Street wall height 

 
Built Form Outcomes 

Street walls that: 

 Provide a human scale. 

 Include an appropriate level of street enclosure having regard to the width of the street 
with lower street wall heights to narrower streets and laneways. 

 Support building typologies that accommodate innovation, research and education uses. 

 Respond to the scale of adjoining heritage places. 

 Provide adequate opportunity forreasonable levels of daylight, sunlight and sky views in 
the street. 

 Do not overwhelm the public realm. 

 Minimise visual bulk of upper floors when viewed from streets and laneways. 
 

Built Form Requirements 

Buildings should include a street wall of the minimum street wall height and should not 
exceed the preferred maximum street wall height specified in Table 1 of this schedule 
unless required to deliver a building typology other than tower-podium. 

Where a new building is on a corner, the taller preferred street wall height applies to the 
frontage with the lower preferred street wall height. 
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Table 1: Street wall height 
 

Laneway or Street 
width 

Building height Preferred 
minimum street 
wall height 

Preferred 
maximum street 
wall height 

0 to 9 metres None specified 12 metres 17 metres 

Greater than 9 
metres 

Up to or equal to 
41 metres 

17 metres 33 metres 

In excess of 41 
metres 

17 metres 25 metres 

Immediately 
adjacent to a 
proposed open 
space 

Up to or equal to 
41 metres 

17 metres 33 metres 

This should remain 
as 33 metres and 
doesn’t need to be 
reduced as per the 
other changes 
marked up in DDO82 
 

In excess of 41 
metres 

17 metres 25 metres 

Barwise Street (north 
side only) 

 12 metres 17metres 

 
2.5 Building Setbacks 

 
Built Form Outcomes 

Building setbacks that: 

 Contribute to diversity of building typologies and avoid repetitive built form. 

 Mitigate wind effects on the public realm. 

 Enable adequate daylight and sunlight in streets and laneways. 

 Allow sunlight and daylight to, and outlook from habitable rooms in existing and 
potential developments on adjoining sites. 

 Allow for views to the sky between buildings including when viewed from a distance. 

 Allow for views and sunlight to Arden Station forecourt. 

 Minimise visual bulk. 

 Ensure tall buildings do not appear as a continuous wall when viewed from street level. 

 Distinguishes between different buildings where a development comprises multiple 
buildings. 

 

Built Form Requirements 

A new building should be setback by the preferred distance as specified in Table 2 from: 

 The street, 

 Side and rear boundaries, 

 Another building(s) on the same site. 

Table 2: Built Form Requirements 
 

Part of building Building height Preferred minimum 
setback 

Commented [LH1]: As per DDO82 markup with 
exceptions noted below. 

Commented [LH2]: Change as per markups in DDO82 
except as noted below. 
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Below preferred street wall 
height 

None specified 189-197 Arden Street: 
(Retain this requirement) 

 10 metres from 
Laurens Street 

Pedestrian only laneway: 

 9 metres (or if 
applicable 4.5 metres 
to the common title 
boundary) 

Above the street wall height Any height in excess of 33 
metres 

5 metres 



MELBOURNE PLANNING SCHEME 

OVERLAYS - CLAUSE 43.02 - SCHEDULE 80 PAGE 5 OF 17 

 

 

 

Above preferred street wall 
height to side and rear 
boundaries 

Above the street wall height 
and up to 64 metres 

7.5 metres 

Above the street wall height 
and greater than 64 metres 
up to 81 metres 

10 metres 

Above the street wall height 
and greater than 81 metres 

12.5 metres 

Building(s) separation on 
the same site 

Up to and equal to 64 
metres 

12 metres 

Greater than 64 metres and 
up to and equal to 81 
metres 

14 – 16 metres 

Greater than 81 metres 18 metres 

 
2.6 Building heights and Floor Area Ratio (FAR) 

Built Form Outcomes 

Building heights and floor area thatratios must: 

 Contribute to a varied and architecturally interesting skyline. 

 Contribute to a diversity of building typologies and avoid repetitive built form. 

 For tower typologies, contribute to slender tower forms that limit amenity impacts on 
neighbouring properties and the public realm as a result of overshadowing, wind, visual 
bulk, reduced outlook and views to the sky. 

 Contribute to development equity outcomes 

 Limit impacts on the amenity of the public realm as a result of overshadowing and wind. 

 Limit the impact of visual bulk and mass on the public realm and in the skyline. 

Built Form Requirements 

Buildings and works should not exceed either the relevant height or and must not exceed the 
Floor Area Ratio specified in Map 1 and Table 3 of this schedule except the following 
elements may exceed the specified height: 

 Non-habitable architectural features not more than 3.0 metres in height. 

 Building services and communal recreation facilities setback at least 3.0 metres behind 
the building façade. 

 

Table 3: Building height and Floor Area Ratio 
 

Location on Map 1 Preferred Maximum Building 
Height 

Preferred Mmaximum FAR 

Lot A 25-33 metres 6:1 

Lot B 33-57 metres 8:1 

Lot C 33-65 metres 87:1 

Lot D 49- 81 metres 12 8:1 
 

Residential uses capped  
(amount to be confirmed 
subject to feasibility testing) 

 

Lot E 121–134 metres 17:1 

Commented [LH3]: Hayball modelling shows 7:1 and 
indicates that increased yield would overshadow the park. 
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2.7 Solar protection 
 

Built Form Requirements 

Buildings must not cast any additional shadow above that cast by the street wall height 
over the proposed public open space shown in Map 2 of this schedule for the hours 
specified in Table 4 to this schedule. 

These requirements do not apply to buildings and works constructed within the open space. 

Table 4: Solar protection 
 

Area on Map 2 Street wall height Date and hours 

Neighbourhood Park 25 metres 22 June, 11am-2pm 

Capital City Open Space  275 metres where 
the overall building 
height exceeds 41 
metres, or 

 33 metres where 
overall building 
height limited to 
41 metres 

22 September, 11am-2pm 

 

Buildings should must not cast any additional shadow above that cast by the street wall 
height over:over: 

 The proposed public open spaces or streets shown in Map 2 of this schedule for the hours 
specified in Table 5 to this schedule. 

These requirements do not apply to buildings and works constructed within the open space. 

Table 5: Solar protection 
 

Area on Map 2 Street wall height Date and hours 

Queensberry Street linear park  22 September, 11am-2pm 

Arden Station Forecourt 17m 22 September, 11am-2pm 

 
2.8 Wind Effects 

 
Built form outcomes 

Buildings must be designed to achieve local wind conditions that maintain a safe and 
pleasant pedestrian environment on footpaths and other public spaces for walking, sitting 
or standing. 

Built form requirements 

Buildings and work higher than 30 metres: 

 Must not cause unsafe wind conditions as specified in Table 6 in publicly accessible 
areas including spaces identified with solar protection within the assessment distance 
from all facades. 

 Should achieve comfortable wind conditions as specified in Table 6 in publicly 
accessible areas within the assessment distance from all facades. 

The assessment distance is show in the figure below and is the greater of: 

 Half the longest width of the building. 

 Half the total height of the building. 

Table 6: Wind effects on the public realm 
 

Wind condition Specification 

Comfortable wind 
conditions 

The hourly mean wind speed from all wind directions combined 
with a probability of exceedance of 20 per cent, is less than or 
equal to: 

 3 metres/second for sitting areas 

Formatted Table

Commented [LH4]: The Hayball modelling indicates that 
this isn’t achieved with the proposed street wall height.  
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  4 metres/second for standing areas 
 5 metres/second for walking areas 
Hourly mean wind speed is the maximum of: 
 the hourly mean wind speed the gust equivalent mean speed 

(3 second gust wind speed divided by 1.85). 

Unsafe wind 
conditions 

The hourly maximum 3 second gust from any wind direction 
(considering at least 16 wind directions) with a corresponding 
probability of exceedance percentage greater than 20 metres per 
second. 

 
Figure 1 

 
 

 
 
 
 

2.9 Public interface and design detail 
 

Built Form Outcomes 

Buildings and works that: 

 Address and define existing or proposed streets or open space and provide direct 
pedestrian access from the street to ground floor uses. 

 Support the activation of streets and laneways through the use of transparent glazing and 
pedestrian entrances. 

 Create activated building facades with windows and legible entries. 

 Consolidate services within sites and within buildings, and ensure any externally 
accessible services are integrated into the façade design. 

 Position vehicle access, loading areas and services so that they are not located on main 
street frontages. 

 Position entries, circulation and services to respond to the function of adjoining main 
streets, streets and laneways for development with more than one street frontage. 

 Resolve the street interface where finished floor levels are raised in response to 
flooding, including direct connections at grade to usable space within the ground level 
with level transitions contained within the building envelope. 

 Provide pedestrian amenity on main routes, including consideration of weather 
protection from rain, wind and sun without causing detriment to the streetscape 
integrity. 

 Consider pedestrian flow, safety and amenity, which is prioritised over vehicle access 
and minimise conflict where possible. 

 Provide for high quality pedestrian links as identified to provide direct pedestrian 
connection where appropriate. 

Commented [LH5]: See comments on DDO82 
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 Ensure services located on a street do not dominate the pedestrian experience and are 
designed as an integrated component of the façade. 

Built Form Requirements 

Buildings should must provide design elements specified in Table 7 to this schedule. 

Table 7: Public interface and design detail 
 

Design Element Requirement 

Laneways, 
through-links, 
pedestrian and 
cycling 
connections 

Provide for laneways, through links, and connections as identified 
in Map 3. 

Pedestrian only laneways to be open to the sky and 9 metres in 
total width in accordance with setback requirements specified in 
Table 2. 

Internal links are to be 9 to 12 metres in total width and include a 
proportional void commensurate with its width. 

All other identified links should be 6 to 9 metres in width (the width 
shared from the common title boundary) should be of high quality, 
whether open to the sky or internal arcades. 

Active street 
frontages 

5 metres or 80 per cent of the building facade at ground floor level 
should be an entry or display window. 

Any service area should not exceed a length of 10 metres to any 
frontage. 

In flood prone areas, transitions in floor levels should not rely on 
external stairs, ramps or platform lifts which disconnect interior 
spaces from the public realm unless otherwise agreed by the 
relevant floodplain management authority. 

Traffic conflict 
frontages 

Vehicle and loading bay ingress or egress points, should not be 
constructed on a traffic conflict frontage as identified in Map 4. 

Vehicle access, crossovers and entries to parking should include 
intermediate pedestrian refuges if the vehicle access or crossover 
is more than 6.1 metres. 

Weather 
protection 

Buildings which front the traffic conflict frontages shown at Map 4 
provide weather protection over the footpath unless it 
demonstrated it is not required. 

Weather protection should be designed to: 

 Be between 3.5 to 5 metres in height to provide enclosure to 
the public realm. 

 Not enclose more than one third of the width of a laneway. 

 
2.10 Adaptable Buildings 

 
Built Form Outcomes 

Buildings and works that: 

 Provide for the future conversion of those parts of the building accommodating non- 
employment uses to employment uses including the ability to adapt car parking to other 
uses over time. 

 Development minimises the impact of car parking on the public realm. 
 

Built Form Requirements 

Buildings should provide design elements specified in Table 8 to this schedule. 

Table 8: Adaptable Buildings 
 

Design Element Requirement 

Adaptable 
Buildings 

Lower levels up to the height of the street wall 

Commented [LH6]: See comments on DDO82 
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 At least 5.0 metres floor to floor height at ground level. 

At least 3.2 metres floor to floor height for other lower levels up to 
the height of the street wall associated with accommodation uses. 

At least 4 metres floor to floor height for other lower levels up to 
the height of the street wall associated with office uses. 

Any proposed parking structures above ground level must be 
designed to be sleeved with active uses to streets. These 
structures should incorporate appropriate floor to floor heights 
which are level to enable future adaptation including at least 2.8 
metres floor to floor height. Mechanical parking systems to reduce 
the area required for car parking. 

 

2.11 Exemption from notice and review 
 

An application to construct a building or carry out works 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. 

 
3.0 Subdivision 
--/--/---- 
Proposed 
C407melb 

None specified. 

4.0 Signs 
--/--/---- 
Proposed 
C407melb None specified. 

 

5.0 Application requirements 
--/--/---- 
Proposed 
C407melb The following application requirements apply to an application for a permit under Clause 

43.02, in addition to those specified elsewhere in the scheme and must accompany an 
application, as appropriate, to the satisfaction of the responsible authority: 

 
Urban Context Report and Plans 

 
 An application for permit must be accompanied by a written and illustrated urban 

context report. The urban context report must: 

- explain the key planning, design and contextual considerations and influence on 
the proposed buildings and works. 

- describe the existing urban context of the area in which the proposed buildings 
and works are to be located. 

- explain how the proposed buildings and works relate to and respond to their urban 
context including: 

o built form character of adjacent and nearby buildings. 

o equitable outcomes for potential development on adjoining sites. 

o adjacent and nearby heritage places. 

- identify the key opportunities and constraints supporting the design response. 

- explain the effect of the proposed buildings and works, including on: 

o microclimate, including sunlight, daylight and wind impacts on streets 
and other public spaces. 

o vistas. 

- explain how the proposed buildings and works respond to each of the Built Form 
Outcomes of this schedule, as appropriate. 

 Plan, elevation and section drawings (1:50 or 1:20) and written statement to 
demonstrate the design of the lower levels of the building to show articulation, how the 
building mass provides architectural interest and diversity of materiality and show 

Commented [LH7]: See comments on DDO 82 



MELBOURNE PLANNING SCHEME 

OVERLAYS - CLAUSE 43.02 - SCHEDULE 80 PAGE 10 OF 17 

 

 

building entries, shop front design, service doors or cabinets, ingress and egress (if 
applicable), and weather protection canopies. 

 Plans, elevations and section drawings (1:50) for any car parking proposed at or above 
ground level to show finished floor levels and a statement by a suitably qualified 
engineer are to be provided to demonstrate the capacity for this to be adapted to 
alternative uses. 

 A concept landscape plan for any publicly accessible podium and rooftop spaces 
detailing proposed hard and soft landscape elements, plant schedule, plant container 
details and maintenance and irrigation systems. 

 Key view line diagrams which show the development in context from short and distant 
views, including from the Neighbourhood Park, Capital City Open Space, Arden 
Station forecourt, the rail corridor and CityLink. Key view line diagrams which show 
the development in context from short and long distant views towards Arden Station 
forecourt. 

 Scaled shadow diagrams to show existing and proposed shadows diagrams at hourly 
intervals to demonstrate the effect on identified spaces to provide solar protection 
including an analysis against the Winter Solstice (22 June), if not the control period, to 
demonstrate the degree of sunlight to the space. 

 
Wind analysis report 

 
 An application for a permit for a building with a total building height in excess of 30 

metres must be accompanied by a wind analysis report prepared by a suitably qualified 
person. The wind analysis report must: 

- explain the effect of the proposed development on the wind conditions in publicly 
accessible areas within a distance equal to half the longest width of the building, 
measured from all facades, or half the total height of the building, whichever is 
greater. 

- at a minimum, model the wind effects of the proposed development and 
surrounding buildings (existing and proposed) using wind tunnel testing. 

- identify the principal role of each portion of the publicly accessible areas for 
sitting, standing or walking purposes. 

- not rely on street trees or any other element such as screens, within public areas 
for wind mitigation. 

 
Design Excellence 

 
 An application for permit must be accompanied by a report to demonstrate design 

excellence. The report must: 

- explain how the application provides high quality architecture, landscape 
architecture and urban design which demonstrates function, liveability, 
sustainability, and public contribution to buildings and urban spaces. 

- explain how the application responds to the requirements of this schedule. 

- describe how the development addresses and provides high quality public realm 
outcomes, particularly around Arden station, and ameliorates solar and wind 
effects to the forecourt. 

- where an application seeks to vary the requirement(s) of this schedule, it must 
explain how the Built Form Outcomes are achieved, and how the alternative 
response demonstrates appropriate built form outcomes having regard to the 
decision guidelines of this schedule. 

- demonstrate the utilisation of a design review process or design competition 
where the application exceeds the preferred Maximum Floor Area Ratio. 

 
3D digital model of buildings and works 
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 An application for a permit must be accompanied by a 3D digital model of the proposed 
buildings and works in a format to the satisfaction of the responsible authority. The 
model may be used for assessing overshadowing and visual impacts caused by the 
proposal and for general archive, research and public information purposes. 

 
6.0 Decision guidelines 

 
--/--/---- 
Proposed 
C407melb 

 
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: 

 
General 

 
 The extent to which the development addresses the Built Form Outcomes and 

Requirements in this schedule. 

 Whether the cumulative effect of the proposed development in association with 
adjoining existing and potential development supports a high quality of pedestrian 
amenity in the public realm (footpaths and key pedestrian routes), in relation to human 
scale and microclimate conditions including overshadowing and wind impacts. 

 On sites where a development comprises multiple buildings, whether the buildings 
adopt a diversity of forms, typologies and architectural language, within a cohesive 
design framework. 

 Whether the building respects the height, scale and proportions of adjoining heritage 
places. 

 Whether the development responds to its context including built form character of 
adjacent and nearby buildings, equitable outcomes for potential development on 
adjoining sites and adjacent and nearby heritage places. 

 
Street wall height 

 
 The streetscape, including its width, the scale and height of proposed neighbouring 

buildings and the proposed development. 

 Whether the proposed street wall height provides variegation in heights to provide 
visual interest to pedestrians and human scale. 

 If the proposed street wall height, exceeds the preferred maximum height specified, the 
development should demonstrate that the proposed street wall height: 

- is proportional to the street width, 

- supports an alternative building typology, 

- provides articulation, visual interest and variety over the length of the street 
frontage. 

 
Building Setbacks 

 
 Whether the building setbacks to street or an adjoining building proposed appropriately 

consider the: 

- built form response on site including consideration of the size and shape of the 
parcel of land to which the application relates, 

- the siting of the proposed development and the areas to be occupied by the 
development in relation to the size and shape of the land, 

- relationship to adjoining sites and consideration of the potential redevelopment 
opportunities, 

- building mass and views to the development at short range and distant views, 
including from the Neighbourhood Park and Capital City open space, Arden 
Station forecourt, the rail corridor and CityLink. 
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- articulation, visual interest and breaks up buildings into sections and a range of 
parapet heights, and/or introduction of shape to taller forms. 

 Whether the development provides a high level of amenity for building occupants in 
relation to: 

- daylight to all habitable rooms 

- Privacy to all habitable rooms 

 The effect of the proposed buildings and works on solar access to proposed open spaces 
and public places. 

 
Building Height and Floor Area Ratio 

 
 Whether the building height responds to the site and provides variation in building 

height compared with adjacent existing or proposed development. 

 Whether the building height provides transition to lower scaled areas adjacent. 

 Whether the development would compromise the function, form and capacity of public 
spaces and public infrastructure. 

 Whether the intensity of development appropriately responds to other requirements of 
this schedule and does not seek to vary all other requirements in order to reach the 
nominated Floor Area Ratio of the site. 

 If the development seeks to exceed the nominated Building Height and/or Floor Area 
Ratio that the development demonstrates: 

- all side and rear building setback requirements specified in Table 2 of this 
schedule are met. An application with multiple buildings on the same site must 
meet the side and rear boundary setback requirements as specified in Table 2 of 
this schedule. This is to provide greater setbacks with greater height and cannot 
rely on the reduced building separation distances within Table 2 of this schedule. 

- all comfortable wind condition requirements specified in Table 6 (wind effects) of 
this schedule are met. 

- all active frontage requirements specified in Table 7 (Public interface and design 
detail) of this schedule are met. 

- all adaptable building requirements specified in Table 8 (Adaptable Buildings) of 
this schedule are met. 

- additional built form above the preferred maximum Building Height and/or Floor 
Area Ratio in Table 3 mitigates the impact of walled effect and bulk through 
building setbacks and shaping of tower forms. 

- demonstration of exemplary design excellence through high quality architecture, 
landscape architecture and urban design for the site as supported, where 
appropriate, by an independent design review or design competition that endorses 
the proposed outcomes for the site. 

- no adverse shadowing impacts to identified spaces for solar protection including 
consideration of Winter Solstice (22 June), even if not the specified control 
period, to consider the extent of shadow caused to that space including its use and 
function. 

- will result in improved internal amenity, reduced external amenity impacts, 
enhanced architectural composition, and /or better representation of urban 
structure. 

 
Solar Protection 

 
 Whether the additional overshadowing to the nominated space adversely affects the use, 

quality and amenity of the public space. 

 The degree to which shadowing can be minimised or move quickly from the space 
within the defined sunlight control period. 
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 The area of additional overshadowing relative to the area of remaining sunlit space 
compared to the total area of the public space. 

 Any adverse impact on the natural landscaping, including lawn or turf surface in the 
public space. 

 Whether the additional overshadowing compromises the existing and future use, quality 
and amenity of the public space. 

 Whether allowing additional shadows on other public spaces such as streets and lanes, 
is reasonable, having regard to their orientation. 

 
Wind Effects 

 
 Whether the proposal maintains safe and pleasant pedestrian microclimatic conditions 

on the footpath adjacent to the development and demonstrates: 

- A maximum of 3 metres per second for sitting which is associated with activities 
such as outdoor cafes, pool areas, gardens. 

- A maximum of 4 metres per second for standing which is associated with 
activities such as window shopping, drop off, queuing. 

- A maximum of 5 metres per second for walking adjacent to the development. 

 The cumulative wind effects within the assessment area which is greater than half the 
longest width of the building or half of the height of the building, including public 
spaces subject to solar protection, Neighbourhood Park, Capital City Open Space, 
Queensberry Street linear park and Arden Station forecourt. 

 
Public Interface and Design Detail 

 
 The appropriateness of the through-links and laneways having regard how: 

- Direct, attractive, well-lit and provide a line of sight from one end to the other. 

- Safe and free of entrapment spaces and areas with limited passive surveillance. 

- Publicly accessible for extended hours, at ground level and appropriately secured 
by legal agreement. 

- Adopt vertical proportions with a height greater than the width. 

- Incorporate activity where possible. 

- Incorporate high quality exterior grade materials and finishes to all surfaces 
including paving, walls, ceilings and lighting. 

- Have highly legible entries including any doors or gates. 

 Whether the application provides high quality human scaled environments at ground 
level that provides visual interest, comfortable scale and safe edge to the public realm. 

 The appropriateness of active street frontages including integration of required 
servicing into the façade away from key pedestrian spaces and public spaces, colocation 
of service cabinets internal to loading, waste or parking areas where possible, and 
resolving interaction with the public realm to address the views of the relevant 
floodplain management authority. 

 Configuration and design service cabinets to not dominate street frontages and employ 
high quality materials. 

 Whether the proposed ingress and egress location is appropriate having regard to: 

-  the intended use of that street and having regard to constraints for site access 
from other frontages. 

- the extent to which the proposed ingress or egress would conflict with pedestrians 
or cyclists. 

- be limited in number and consolidated to provide shared access to multiple 
buildings. 
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- consider impacts on bicycle and public transport infrastructure, on-street parking 
and loading and unloading facilities. 

 Whether the development incorporates appropriate weather protection to key streets for 
pedestrians: 

- at an appropriate depth and provide a rhythm that reflects the grain of the ground 
floor uses adjacent. 

- display a high design standard including material selection in the appearance of 
the soffit and fascia. 

 
Adaptable Buildings 

 
 Whether the development allows for the adaptive re-use of existing buildings. 
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Map 1: Building Height and Floor Area Ratio 
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Map 2: Solar Protection 
 



MELBOURNE PLANNING SCHEME 

OVERLAYS - CLAUSE 43.02 - SCHEDULE 80 PAGE 17 OF 17 

 

 

Map 3: Laneways, through-links, pedestrian and cycling connections 

 

All laneways should be open to the sky 
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Map 4: Weather Protection and Traffic Conflict Frontage 
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--/--/---- 
Proposed 
C407melb 

 
SCHEDULE 81 TO CLAUSE 43.02 DESIGN AND DEVELOPMENT 
OVERLAY 

 
Shown on the planning scheme map as DDO81. 

 
ARDEN PRECINCT - ARDEN CENTRAL MIXED USE 

 

1.0 Design objectives 
 
 

--/--/---- 
Proposed 
C407melb 

To create high quality public realm environment which includes a mixture of mid to high- 
rise development in the north of the sub-precinct surrounding the new open space, with 
denser and taller buildings layered around the edge and in the south-west of the sub- 
precinct. 

To provide for higher development along the rail corridor in the form of articulated, shaped 
forms which consider distant views and how these buildings will be read in the round with 
views between. 

To support a mix of uses and typologies which achieves a high quality of pedestrian 
amenity in the public realm in relation to human scale and microclimate conditions such as 
acceptable levels of sunlight access and views to the sky, particularly to the 
Neighbourhood open space and mitigates adverse wind effects. 

To ensure that development provides a high level of internal amenity of building occupants 
and includes appropriate spacing between towers buildings to ensure that development 
provides equitable development rights to adjoining sites and allow reasonable access to 
sunlight, daylight, outlook and privacy to habitable spaces. 

To ensure that built form elements above the street wall are visually recessive and do not 
contribute to visual bulk. 

 
2.0 Buildings and works 

--/--/---- 
Proposed 
C407melb 

 

2.1 Buildings and works for which no permit is required 
 

 A permit is not required: 

- for internal buildings and works, where the Gross Floor Area and building height 
is not increased. 

- for buildings and works at ground level to provide access for persons with 
disabilities that comply with all legislative requirements. 

- to alter an existing building façade provided: 

o The alteration does not include the installation of an external roller 
shutter. 

o At least 80 per cent of the building facade at ground floor level is 
maintained as an entry or window with clear glazing. 

- to construct an awning that projects over a road if it is authorised by the relevant 
public land manager. 

- for buildings and works to install or modify existing building services, where the 
overall building height is not increased. 

 
2.2 Requirements 

 
The following outcomes and requirements apply to an application to construct a building or 
construct or carry out works. 

A permit cannot be granted to vary an outcome with the term ‘must’. 

Formatted: English (United States)
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A permit may be granted to vary a built form requirement expressed with the term ‘should’. 

An application for buildings and works that does not meet a requirement expressed with the 
term ‘should’ must achieve the relevant built form outcomes. 

Any reference to street width is a reference to the proposed ultimate width of the street 
reserve. 

If there is a discrepancy between the diagrams of this schedule and the text, the text should 
be used. 

 
2.3 Definitions 

 
Floor Area Ratio means the gross floor area above ground of all buildings on a site, 
including all enclosed areas, services, lifts, car stackers and covered balconies, divided by 
the area of the site. Voids associated with lifts, car stackers and similar service elements 
should be considered as multiple floors of the same height as adjacent floors or 3.0 metres 
if there is no adjacent floor. 

 
Street means a road reserve of a public highway more than 9 metres wide. 

 
Laneway means a road reserve of a public highway 9 metres or less wide. 

 
Street wall means the vertical distance between the footpath or natural surface level at the 
centre of the site frontage and the highest point of the street wall, with the exception of 
non-habitable architectural features not more than 3.0 metres in height and building 
services setback at least 3.0 metres behind the street wall. 

 
Street wall height means the vertical distance between the footpath or natural surface level 
at the centre of the site frontage and the highest point of the street wall, with the exception 
of non-habitable architectural features not more than 3.0 metres in height and building 
services setback at least 3.0 metres behind the street wall. 

 
Setback is the shortest horizontal distance from a building façade, including projections 
such as balconies and architectural features greater than 300mm, to the boundary. 

 
Additional shadow means any shadow cast outside of any existing shadow from buildings 
or works. 

 
2.4 Street wall height 

 
Built Form Outcomes 

Street walls that: 

 Provide a human scale. 

 Include an appropriate level of street enclosure having regard to the width of the street 
with lower street wall heights to narrower streets. 

 Respond to the scale of adjoining heritage places. 

 Provide adequate opportunity for daylight, sunlight and sky views in the street. 

 Do not overwhelm the public realm. 

 Minimise visual bulk of upper floors when viewed from streets and laneways. 
 

Built Form Requirements 

Buildings should include a street wall of the minimum street wall height and should not 
exceed the preferred maximum street wall height specified in Table 1 of this schedule 
unless required to deliver a building typology other than tower-podium. 

Where a new building is on a corner, the taller preferred street wall height applies to the 
frontage with the lower preferred street wall height. 

Commented [LH1]: See DDO 82 markup 
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Table 1: Street wall height 
 

Laneway or Street 
width 

Building height Preferred 
minimum street 
wall height 

Preferred 
maximum street 
wall height 

0 to 9 metres None specified 12 metres 17 metres 

Greater than 9 
metres 

Up to or equal to 41 
metres 

17 metres 33 metres 

In excess of 41 
metres 

17 metres 25 metres 

Immediately 
adjacent to a 
proposed open 
space 

Up to or equal to 41 
metres 

17 metres 33 metres 

In excess of 41 
metres 

17 metres 25 metres 

 

 
2.5 Building Setbacks 

 
Built Form Outcomes 

Building setbacks that: 

 Contribute to diversity of building typologies and avoid repetitive built form. 

 Mitigate wind effects on the public realm. 

 Enable adequate daylight and sunlight in streets and laneways. 

 Allow sunlight and daylight to, and outlook from habitable rooms in existing and 
potential developments on adjoining sites. 

 Allow for views to the sky between buildings including when viewed from a distance. 

 Minimise visual bulk. 

 Ensure tall buildings do not appear as a continuous wall when viewed from street level. 

 Distinguishes between different buildings where a development comprises multiple 
buildings. 

 

Built Form Requirements 

A new building should be setback by the preferred distance as specified in Table 2 from: 

 The street, 

 Side and rear boundaries, 

 Another building(s) on the same site. 

Table 2: Built Form Requirements 
 

Part of building Building height Preferred Setback 

Below preferred street wall 
height 

None specified 0 metres 

Above preferred street wall 
height to the street 

Any height in excess of 33 
metres 

5 metres 

Above preferred street wall 
height to side and rear 
boundaries 

Above the street wall height 
up to 64 metres 

7.5 metres 

Above the street wall height 
greater than 64 metres up 
to 81 metres 

10 metres 

Above the street wall height 
and greater than 81 metres 

12.5 metres 

Commented [LH2]: See DDO 82 markup 
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Building(s) separation on 
the same site 

Up to and equal to 64 
metres 

12 metres 

Greater than 64 metres and 
up to and equal to 81 
metres 

14 – 16 metres 

Greater than 81 metres 18 metres 

 
2.6 Building heights and Floor Area Ratio (FAR) 

Built Form Outcomes 

Building heights and floor area ratios that: 

 Contribute to a varied and architecturally interesting skyline. 

 Contribute to a diversity of building typologies and avoid repetitive built form. 

 For tower typologies, contribute to slender tower forms that limit amenity impacts on 
neighbouring properties and the public realm as a result of overshadowing, wind, visual 
bulk, reduced outlook and views to the sky. 

 Contribute to good levels of sunlight, natural light reaching into private habitable spaces 
and provide an outlook and sky views. 

 Contribute to development equity outcomes. 

 Allow for the provision of landscape vegetation within private development within sites 
nominated as Lot A and Lot B. 

 

 Limit impacts on the amenity of the public realm as a result of overshadowing and wind. 

 Limit the impact of visual bulk and mass on the public realm and in the skyline. 

Built Form Requirements 

 Buildings and works should not exceed either the relevant height or Floor Area Ratio 
specified in Map 1 and Table 3 of this schedule except the following elements may exceed 
the specified height: 

- Non-habitable architectural features not more than 3.0 metres in height. 

- Building services and communal recreation facilities setback at least 3.0 metres 
behind the building façade. 

 

Table 3: Building height and Floor Area Ratio 
 

Location on Map 1 Preferred Maximum Building 
Height 

Preferred maximum FAR 

Lot A 3325-51 metres 56:1 

Lot B 6551-83 metres 129:1  

 

 

Lot C 121-134 metres 17:1 

 
2.7 Solar protection 

 
Built Form Requirements 

Buildings must not cast any additional shadow above that cast by the street wall height 
over the proposed public open space shown in Map 2 of this schedule for the hours 
specified in Table 4 to this schedule. 

These requirements do not apply to buildings and works constructed within the open space. 

Table 4: Solar protection 
 

Area on Map 2 Street wall height Date and hours 

Commented [LH3]: High FAR results in two towers on this 
block create a significant walled effect. Towers of differently 
heights should be delivered. 
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Neighbourhood Park 25 metres 22 June, 11am-2pm 

 
 
 

2.8 Wind Effects 
 

Built form outcomes 

Buildings must be designed to achieve local wind conditions that: 
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 maintain a safe and pleasant pedestrian environment on footpaths and other public spaces 
for walking, sitting or standing. 

 
Built form requirements 

Buildings and work higher than 30 metres: 

 Must not cause unsafe wind conditions as specified in Table 5 in publicly accessible areas 
including spaces identified with solar protection within the assessment distance from all 
facades. 

 Should achieve comfortable wind conditions as specified in Table 5 in publicly accessible 
areas within the assessment distance from all facades. 

The assessment distance is show in the figure below and is the greater of: 

 Half the longest width of the building. 

 Half the total height of the building. 

 
Table 5: Wind effects on the public realm 

 

Wind condition Specification 

Comfortable wind 
conditions 

The hourly mean wind speed from all wind directions combined 
with a probability of exceedance of 20 per cent, is less than or 
equal to: 

 3 metres/second for sitting areas 

 4 metres/second for standing areas 

 5 metres/second for walking areas 

Hourly mean wind speed is the maximum of: 

 the hourly mean wind speed the gust equivalent mean speed (3 
second gust wind speed divided by 1.85). 

Unsafe wind 
conditions 

The hourly maximum 3 second gust from any wind direction 
(considering at least 16 wind directions) with a corresponding 
probability of exceedance percentage greater than 20 metres per 
second. 

 

Figure 1 
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2.9 Public interface and design detail 
 

Built Form Outcomes 

Buildings and works that: 

 Address and define existing or proposed streets or open space and provide direct 
pedestrian access from the street to ground floor uses. 

 Support the activation of streets and laneways through the use of transparent glazing and 
pedestrian entrances. 

 Create activated building facades with windows and legible entries. 

 Consolidate services within sites and within buildings, and ensure any externally 
accessible services are integrated into the façade design. 

 Position vehicle access, loading areas and services so that they are not located on main 
street frontages. 

 Position entries, circulation and services to respond to the function of adjoining main 
streets, streets and laneways for development with more than one street frontage. 

 Resolve the street interface where raised finished floor levels are raised in response to 
flooding, including direct connections at grade to usable space within the ground level 
with level transitions contained within the building envelope. 

 Provide pedestrian amenity on main routes, including consideration of weather 
protection from rain, wind and sun without causing detriment to the streetscape 
integrity. 

 Consider pedestrian flow, safety and amenity, which is prioritised over vehicle access 
and minimise conflict where possible. 

 Provide for high quality pedestrian links as identified to provide direct pedestrian 
connection where appropriate. 

 Ensure services located on a street do not dominate the pedestrian experience and are 
designed as an integrated component of the façade. 

Built Form Requirements 

Buildings should provide design elements specified in Table 6 to this schedule. 

Table 6: Public interface and design detail 
 

Design Element Requirement 

Active street 
frontage 

5 metres or 80 per cent of the building facade at ground floor level 
is an entry or display window. 

Any service area should not exceed a length of 10 metres to any 
frontage. 

In flood prone areas, transitions in floor levels should not rely on 
external stairs, ramps or platform lifts which disconnect interior 
spaces from the public realm unless otherwise agreed by the 
relevant floodplain management authority. 

Traffic conflict 
frontages 

 Vehicle and loading bay ingress or egress points, should not 
be constructed on a traffic conflict frontage as identified in Map 
3. 

Vehicle access, crossovers and entries to parking should include 
intermediate pedestrian refuges if the vehicle access or crossover 
is more than 6.1 metres. 

Weather 
protection 

Buildings which front the traffic conflict frontages shown at Map 3 
should provide weather protection over the footpath unless it 
demonstrated it is not required. 

Weather protection should be designed to: 

 Be between 3.5 to 5m in height to provide enclosure to the 
public realm. 

 Not enclose more than one third of the width of a laneway. 

Commented [LH4]: See comments on DDO82 
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2.10 Adaptable Buildings 
 

Built Form Outcomes 

Buildings and works that: 

 Provide for the future conversion of those parts of the building accommodating non- 
employment uses to employment uses including the ability to adapt car parking to other 
uses over time. 

 Development minimises the impact of car parking on the public realm. 
 

Built Form Requirements 

Buildings should provide design elements specified in Table 7 to this schedule. 

Table 7: Adaptable Buildings 
 

Design Element Requirement 

Adaptable 
Buildings 

Lower levels up to the height of the street wall 

At least 5.0 metres floor to floor height at ground level. 

At least 3.2 metres floor to floor height for other lower levels up to 
the height of the street wall associated with accommodation uses. 

At least 4 metres floor to floor height for other lower levels up to 
the height of the street wall associated with office uses. 

Any proposed parking structures above ground level must be 
designed to be sleeved with active uses to streets. These 
structures should incorporate appropriate floor to floor heights 
which are level to enable future adaptation including a least 2.8 
metres floor to floor height. Mechanical parking systems to reduce 
the area required for car parking. 

 
2.11 Exemption from notice and review 

 
An application to construct a building or carry out works 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. 

 
3.0 Subdivision 

 

--/--/---- 
Proposed 
C407melb 

None specified. 

4.0 Signs 
 

--/--/---- 
Proposed 
C407melb 

None specified. 

5.0 Application requirements 
 

 
--/--/---- 
Proposed 
C407melb 

The following application requirements apply to an application for a permit under Clause 
43.02, in addition to those specified elsewhere in the scheme and must accompany an 
application, as appropriate, to the satisfaction of the responsible authority: 

 
Urban Context Report and Plans 

 
 An application for permit must be accompanied by a written and illustrated urban 

context report. The urban context report must: 

- explain the key planning, design and contextual considerations and influence on 
the proposed buildings and works. 

- describe the existing urban context of the area in which the proposed buildings 
and works are to be located. 
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- explain how the proposed buildings and works relate to and respond to their urban 
context including: 

o built form character of adjacent and nearby buildings. 

o equitable outcomes for potential development on adjoining sites. 

o adjacent and nearby heritage places. 

- identify the key opportunities and constraints supporting the design response. 

- explain the effect of the proposed buildings and works, including on: 

o microclimate, including sunlight, daylight and wind impacts on streets 
and other public spaces. 

o vistas. 

- Explain how the proposed buildings and works respond to each of the Built Form 
Outcomes of this schedule, as appropriate. 

 Plan, elevation and section drawings (1:50 or 1:20) and written statement to 
demonstrate the design of the lower levels of the building to show articulation, how the 
building mass provides architectural interest and diversity of materiality and show 
building entries, shop front design, service doors or cabinets, ingress and egress (if 
applicable), and weather protection canopies. 

 Plans, elevations and section drawings (1:50) for any car parking proposed at or above 
ground level to show finished floor levels and a statement by a suitably qualified 
engineer are to be provided to demonstrate the capacity for this to be adapted to 
alternative uses. 

 A concept landscape plan for any publicly accessible podium and rooftop spaces 
detailing proposed hard and soft landscape elements, plant schedule, plant container 
details and maintenance and irrigation systems. 

 Key view line diagrams which show the development in context from short and distant 
views, including from the Neighbourhood Park, Capital City Open Space, Arden 
Station forecourt, the rail corridor and CityLink. 

 Scaled shadow diagrams to show existing and proposed shadows diagrams at hourly 
intervals to demonstrate the effect on identified spaces to provide solar protection. 

 
Wind analysis report 

 
 An application for a permit for a building with a total building height in excess of 30 

metres must be accompanied by a wind analysis report prepared by a suitably qualified 
person. The wind analysis report must: 

- explain the effect of the proposed development on the wind conditions in publicly 
accessible areas within a distance equal to half the longest width of the building, 
measured from all facades, or half the total height of the building, whichever is 
greater. 

- at a minimum, model the wind effects of the proposed development and 
surrounding buildings (existing and proposed) using wind tunnel testing. 

- identify the principal role of each portion of the publicly accessible areas for 
sitting, standing or walking purposes. 

- not rely on street trees or any other element such as screens, within public areas 
for wind mitigation. 

 
Design Excellence 

 
 An application for permit must be accompanied by a report to demonstrate design 

excellence. The report must: 

- explain how the application provides high quality architecture, landscape 
architecture and urban design which demonstrates function, liveability, 
sustainability, and public contribution to buildings and urban spaces. 

- explain how the application responds to the requirements of this schedule. 
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- describe how the development addresses and provides high quality public realm 
outcomes, particularly around Arden station, and ameliorates solar and wind 
effects to the forecourt. 

- where an application seeks to vary the requirement(s) of this schedule, it must 
explain how the Built Form Outcomes are achieved, and how the alternative 
response demonstrates appropriate built form outcomes having regard to the 
decision guidelines of this schedule. 

- demonstrate the utilisation of a design review process or design competition 
where the application exceeds the preferred Maximum Floor Area Ratio. 

 
3D digital model of buildings and works 

 
 An application for a permit must be accompanied by a 3D digital model of the proposed 

buildings and works in a format to the satisfaction of the responsible authority. The 
model may be used for assessing overshadowing and visual impacts caused by the 
proposal and for general archive, research and public information purposes. 

 
6.0 Decision guidelines 
--/--/---- 
Proposed 
C407melb 

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: 

 
General 

 
 The extent to which the development addresses the Built Form Outcomes and 

Requirements in this schedule. 

 Whether the cumulative effect of the proposed development in association with 
adjoining existing and potential development supports a high quality of pedestrian 
amenity in the public realm (footpaths and key pedestrian routes), in relation to human 
scale and microclimate conditions including overshadowing and wind impacts. 

 On sites where a development comprises multiple buildings, whether the buildings 
adopt a diversity of forms, typologies and architectural language, within a cohesive 
design framework. 

 Whether the buildings respect the height, scale and proportions of adjoining heritage 
places. 

 Whether the development responds to its context including built form character of 
adjacent and nearby buildings, equitable outcomes for potential development on 
adjoining sites and adjacent and nearby heritage places. 

 
Street wall height 

 
 The streetscape, including its width, the scale and height of proposed neighbouring 

buildings and the proposed development. 

 Whether the proposed street wall height provides variegation in heights to provide 
visual interest to pedestrians and human scale. 

 If the proposed street wall height, exceeds the preferred maximum height specified, the 
development should demonstrate that the proposed street wall height: 

- is proportional to the street width, 

- supports an alternative building typology, 

- provides articulation, visual interest and variety over the length of the street 
frontage. 

 
Building Setbacks 
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 Whether the building setbacks to street or an adjoining building proposed appropriately 
consider the: 

 built form response on site including consideration of the size and shape of the parcel of 
land to which the application relates, 

 the siting of the proposed development and the areas to be occupied by the development 
in relation to the size and shape of the land, 

 relationship to adjoining sites and consideration of the potential redevelopment 
opportunities, 

 building mass and views to the development at short range and distant views, including 
from the Neighbourhood Park and Capital City open space, Arden Station forecourt, the 
rail corridor and CityLink. 

 Articulation, visual interest and breaks up buildings into sections and a range of parapet 
heights, and/or introduction of shape to taller forms. 

 Whether the development provides a high level of amenity for building occupants in 
relation to: 

- Daylight to all habitable rooms 

- Privacy to all habitable rooms 

 The effect of the proposed buildings and works on solar access to proposed open spaces 
and public places. 

 
Building Height and Floor Area Ratio 

 
 Whether the building height responds to the site and provides variation in building 

height compared with adjacent existing or proposed development. 

 Whether the building height provides transition to lower scaled areas adjacent. 

 Whether the intensity of development appropriately responds to other requirements of 
this schedule and does not seek to vary all other requirements in order to reach the 
nominated Floor Area Ratio of the site. 

 If the development seeks to exceed the nominated Building Height and/or Floor Area 
Ratio that the development demonstrates: 

- all side and rear building setback requirements specified in Table 2 of this 
schedule are met. An application with multiple buildings on the same site must 
meet the side and rear boundary setback requirements as specified in Table 2 of 
this schedule. This is to provide greater setbacks with greater height and cannot 
rely on the reduced building separation distances within Table 2 of this schedule. 

- All comfortable wind condition requirements specified in Table 5 (wind effects) 
of this schedule are met. 

- All active frontage requirements specified in Table 6 (Public interface and design 
detail) of this schedule are met. 

- All adaptable building requirements specified in Table 7 (Adaptable buildings) of 
this schedule are met. 

- Additional building form above the preferred maximum Building Height and/or 
Floor Area Ratio in Table 3 mitigates the impact of walled effect and bulk through 
building setbacks and shaping of tower forms. 

- Demonstration of exemplary design excellence through high quality architecture, 
landscape architecture and urban design for the site as supported, where 
appropriate, by an independent design review or design competition that endorses 
the proposed outcomes for the site. 

- Will result in improved internal amenity, reduced external amenity impacts, 
enhanced architectural composition, and /or better representation of urban 
structure. 

 
Solar Protection 
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 Whether the additional overshadowing to the nominated space adversely affects the use, 
quality and amenity of the public space. 

 Any adverse impact on the natural landscaping, including lawn or turf surface in the 
public space. 

 Whether allowing additional shadows on other public spaces such as streets and lanes, 
is reasonable, having regard to their orientation. 

 
Wind Effects 

 
 Whether the proposal maintains safe and pleasant pedestrian microclimatic conditions 

on the footpath adjacent to the development and demonstrates: 

- A maximum of 3 metres per second for sitting which is associated with activities 
such as outdoor cafes, pool areas, gardens. 

- A maximum of 4 metres per second for standing which is associated with 
activities such as window shopping, drop off, queuing. 

- A maximum of 5 metres per second for walking adjacent to the development. 

 The cumulative wind effects within the assessment area which is greater than half the 
longest width of the building or half of the height of the building, including public spaces 
subject to solar protection, Neighbourhood Park. 

 
Public Interface and Design Detail 

 
 The appropriateness of the through-links and laneways having regard how: 

- direct, attractive, well-lit and provide a line of sight from one end to the other. 

- safe and free of entrapment spaces and areas with limited passive surveillance. 

- publicly accessible for extended hours, at ground level and appropriately secured 
by legal agreement. 

- adopt vertical proportions with a height greater than the width. 

- incorporate activity where possible. 

- incorporate high quality exterior grade materials and finishes to all surfaces 
including paving, walls, ceilings and lighting. 

- have highly legible entries including any doors or gates. 

 Whether the application provides high quality human scaled environments at ground 
level that provides visual interest, comfortable scale and safe edge to the public realm. 

 The appropriateness of active street frontages including integration of required 
servicing into the façade away from key pedestrian spaces and public spaces, 
colocation of service cabinets internal to loading, waste or parking areas where 
possible, and resolving interaction with the public realm to address the views of the 
relevant floodplain management authority. Configuration and design service cabinets 
to not dominate street frontages and employ high quality materials. 

 Whether the proposed ingress and egress location is appropriate having regard to: 

-  the intended use of that street and having regard to constraints for site access 
from other frontages. 

- the extent to which the proposed ingress or egress would conflict with pedestrians 
or cyclists. 

- be limited in number and consolidated to provide shared access to multiple 
buildings. 

 consider impacts on bicycle and public transport infrastructure, on-street parking and 
loading and unloading facilities. Whether the development incorporates appropriate 
weather protection to key streets for pedestrians: 

-  at an appropriate depth and provide a rhythm that reflects the grain of the ground 
floor uses adjacent. 
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- display a high design standard including material selection in the appearance of 
the soffit and fascia. 

 
Adaptable Buildings 

 
 Whether the development allows for the adaptive re-use of existing buildings. 
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Map 1: Building Height and Floor Area Ratio 
 
 

 
 

Update as per proposed changes to FAR above Formatted: Font: 10 pt
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Map 2: Solar Protection 
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Map 3: Weather Protection and Traffic Conflict Frontage 

 

Add northern edge of development fronting the Neighbourhood Park to the Weather 
Protection and Traffic Conflict frontage map. 
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--/--/---- 
Proposed 
C407melb 
 

 
SCHEDULE 82 TO CLAUSE 43.02 DESIGN AND DEVELOPMENT 
OVERLAY 

 
Shown on the planning scheme map as 

DDO82. ARDEN PRECINCT - ARDEN 

NORTH 

 

 

1.0 Design objectives 
 

To create a pedestrian focused precinct which supports predominantly mid to high rise 
developments with slender towers located on  larger sites. and a hybrid of perimeter blocks and 
slender towers 
 
 toTo avoid significant overshadowing of Clayton Reserve, North Melbourne Recreation 
Reserve and the new integrated stormwater management open spaces in winter. 

To ensure development achieves a high quality of pedestrian amenity in relation to human 
scale and microclimate conditions such as acceptable levels of sunlight access and wind and 
views to the sky. as sought for Arden Precinct. 

To ensure the height of new buildings does not overwhelm the public domain, higher forms 
are located to less sensitive interfaces of CityLink and Macaulay Road and respond to the 
emerging scale within and to the areas beyond the precinct, including adjacent structure 
plan areas. 

To ensure that development provides a high level of internal amenity of building occupants 
and includes appropriate spacing between buildings to ensure that development provides 
equitable development rights to adjoining sites and allow reasonable access to sunlight, 
daylight, outlook and privacy to habitable spaces. 

To ensure that development provides equitable development rights to adjoining sites and 
allow reasonable access to sunlight, daylight, outlook and privacy to habitable spaces. 

To ensure that buildings create a high quality, fine-grain interface to the public realm at ground 
level and provide visual interest, fine grain and articulation of upper levels that reduces the   
impact of mass and bulk. 

 
2.0 Buildings and works 

 
 
 
2.1 Buildings and works for which no permit is required 

 
 A permit is not required:

- for internal buildings and works, where the Gross Floor Area and overall building 
height is not increased. 

- for buildings and works at ground level to provide access for persons with 
disabilities that comply with all legislative requirements. 

- to alter an existing building façade provided: 

o The alteration does not include the installation of an external roller 
shutter. 

o At least 80 per cent of the building facade at ground floor level is 
maintained as an entry or window with clear glazing. 

- to construct an awning that projects over a road if it is authorised by the relevant 
public land manager. 
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- for buildings and works to install or modify building services, where the overall 
building height is not increased. 

 
2.2 Requirements 

 
The following outcomes and requirements apply to an application to construct a building or 
construct or carry out works. 
 

A permit cannot be granted to vary an outcome with the term ‘must’. 

 

A permit may be granted to vary a built form requirement expressed with the term ‘should’. 
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An application for buildings and works that does not meet a requirement expressed with the 
term ‘should’ must achieve the relevant built form outcomes. 

 

Any reference to street width is a reference to the proposed ultimate width of the street 
reserve. 

 

If there is a discrepancy between the diagrams of this schedule and the text, the text should 
be used. 

 
 
2.3 Definitions 

 
Floor Area Ratio means the gross floor area above ground of all buildings on a site, 
including all enclosed areas, services, lifts, car stackers and covered balconies, divided by 
the area of the site. Voids associated with lifts, car stackers and similar service elements 
should be considered as multiple floors of the same height as adjacent floors or 3.0 metres 
if there is no adjacent floor. 
 

 
Street means a road reserve of a public highway more than 9 metres wide. 
 

 
Laneway means a road reserve of a public highway 9 metres or less wide. 
 

 
Street wall means the vertical distance between the footpath or natural surface level at the 
centre of the site frontage and the highest point of the street wall, with the exception of 
non-habitable architectural features not more than 3.0 metres in height and building 
services setback at least 3.0 metres behind the street wall. 
 

 
Street wall height means the vertical distance between the footpath or natural surface level 
at the centre of the site frontage and the highest point of the street wall, with the exception 
of non-habitable architectural features not more than 3.0 metres in height and building 
services setback at least 3.0 metres behind the street wall. 
 

 
Setback is the shortest horizontal distance from a building façade, including projections 
such as balconies and architectural features greater than 300mm, to the boundary. 
 

 
Additional shadow means any shadow cast outside of any existing shadow from buildings 
or works. 
 

 
2.4 Street wall height 

 
Built Form Outcomes 
 

Street walls that: 

 

 Provide a human scale.

 Include an appropriate level of street enclosure having regard to the width of the street 
with lower street wall heights to narrower streets and laneways.

 Respond to the scale of adjoining heritage places.

 Provide reasonable levels ofAdequate opportunity for daylight, sunlight and sky views in 
the street.

 Do not overwhelm the public realm.
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 Minimise visual bulk of upper floors when viewed from streets and laneways.
 

Built Form Requirements 

 

Buildings should include a street wall of the minimum street wall height and should not 
exceed the preferred maximum street wall height specified in Table 1 of this schedule 
unless required to deliver a building typology other than tower-podium. 

 

Where a new building is on a corner, the taller preferred street wall height applies to the 
frontage with the lower preferred street wall height. 
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Table 1: Street wall height 
 

 

Laneway or Street 
width or Street 

Building height Preferred minimum 
street wall height 

Preferred maximum 
street wall height 

0 to 9 12 metres None specified 12 metresNo 
minimum 

17 metres 

Greater than 12 
metres and less than 
20 metres 

None specified No minimum 17 metres 

20 metres or 
greaterGreater 
than 9 metres 

Up to or equal to 
41 33 metres 

17 12 metres 33 27 metres 

In excess of 41 
33  metres 

17 12 metres 25 17 metres 

Immediately Up to or equal to 17 12 metres 33 27 metres 
adjacent to a 41 33 metres   

proposed open 
space 

   

In excess of 41 
33   metres 

17 12 metres 25 17 metres 

 
2.5 Building Setbacks 

 
Built Form Outcomes 
 

Building setbacks that: 

 

 Contribute to diversity of building typologies and avoid repetitive built form.

 Mitigate wind effects on the public realm.

 Enable adequate daylight and sunlight in streets and laneways.

 Allow sunlight and daylight to, and outlook from habitable rooms in existing and 
potential developments on adjoining sites.

 Allow for views to the sky between buildings, including when viewed from a distance.

 Minimise visual bulk.

 Ensure tall buildings do not appear as a continuous wall when viewed from street level.

 Distinguishes between different buildings where a development comprises multiple 
buildings.

 

Built Form Requirements 

 

A new building should be setback by the preferred distance as specified in Table 2 from: 

 

 The street,

 Side and rear boundaries,

 Another building(s) on the same site.

 

Table 2: Built Form Requirements 
 

 

Part of building Building Street wall height 
/ building height 

Preferred Setback 

Below preferred street wall 
height  

None specifiedStreet wall 
height: Up to 17m 

Pedestrian only laneway: 9 
metres (or if applicable 4.5 
metres to the common title 
boundary) 



MELBOURNE PLANNING SCHEME 

OVERLAYS - CLAUSE 43.02 - SCHEDULE 82 PAGE 6 OF 16 

 

 

 Shared laneway: 4 metres 
to the centreline of the 
existing laneway 
Pedestrian laneway: 9 
metres (or if applicable 
4.5 metres to the common 
title boundary) 
 
Buildings that are not built 
on the boundary, and 
where the primary outlook 
is towards the boundary, 
should be set back a 
minimum of 4.5 metres to 
a side and rear boundary 
(or to the centre of the 
laneway). 
 
 

Street wall height: Above 
17m 

 

Building height: None 
specified. 

Buildings that are not built 
on the boundary, and 
where the primary outlook 
is towards the boundary, 
should be set back a 
minimum of 9m metres. 

 

Above preferred street wall 
height to the street 

Any height in excess of 33 
metres Fronting a street 
15m or less 

35 metres 

 All other locations 5 metres 

Above preferred street wall 
height to side and rear 
boundaries 

Above the street wall height 
and up to 64 50 metres 

7.5 metres 

Above the street wall height 
greater than 64 50 metres 

10 metres 

 

Commented [LH1]: There is no clarity on what setback is 
required for floors above the preferred street wall height 
where the overall building height is less than 33m. E.g. See 
Arden North study where a 1 m setback has been applied to 
Ink Lane. 



MELBOURNE PLANNING SCHEME 

OVERLAYS - CLAUSE 43.02 - SCHEDULE 82 PAGE 7 OF 16 

 

 

 

Building(s) separation on 
the same site 

Up to and equal to 64 
50  metres 

152 metres 

Greater than 64 50 metres 14-1620 metres 

 
2.6 Building heights and Floor Area Ratio (FAR) 

Built Form Outcomes 
 

Building heights and floor area ratios must: 

 

 Contribute to a varied and architecturally interesting skyline.

 Contribute to a diversity of building typologies and avoid repetitive built form.

 For tower typologies, contribute to slender tower forms that limit amenity impacts on 
neighbouring properties and the public realm as a result of overshadowing, wind, visual 
bulk, reduced outlook and views to the sky. 

 Contribute to good levels of sunlight, natural light reaching into private habitable spaces 
and provide an outlook and sky views. 

 Contribute to development equity outcomes. 

 Allow for the provision of landscape vegetation within private development. 

 Limit impacts on the amenity of the public realm as a result of overshadowing and wind.

 Limit the impact of visual bulk and mass on the public realm and in the skyline.

 

Built Form Requirements 
 

Buildings and works must not exceed the Floor Area Ratio specified in Map 1 and Table 3 
of this schedule. 

 

Buildings and works should not exceed the relevant height specified in Map 1 and Table 3 
of this schedule except the following elements may exceed the specified height: 

 

 Non-habitable architectural features not more than 3.0 metres in height.

 Building services and communal recreation facilities setback at least 3.0 metres behind 
the building façade.

 

Table 3: Building height and Floor Area Ratio 

 
 

Location on Map 1 Preferred Maximum Building 
Height 

Mandatory Maximum 
FAR 

Lot A 33-51 metres 65:1 

Lot B 49-6433-51 metres 96:1 

 
2.7 Solar protection 

 
Built Form Requirements 
 

Buildings should must not cast any additional shadow above that cast by the street wall 
height over the proposed public open space shown in Map 2 of this schedule for the 
hours specified in Table 4 to this schedule. 

Commented [LH2]: Building separation between buildings 
on a site should not differ from building separation on 
adjacent sites. 
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These requirements do not apply to buildings and works constructed within the open 
space. 

 
 

Table 4: Solar protection 
 
Area on Map 2 Street wall height Date and hours 
North Melbourne Recreation 
Reserve 

 25 metres where the 
overall building height 
exceeds 41 metres, or 

 33 metres where overall 
building height limited to 
41 metres 

22 SeptemberJune, 101am-
32pm 

Clayton Reserve  25 20 metres where 
the overall building 
height exceeds 41 
metres, or 

22 SeptemberJune, 101am-
32pm 
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  33 metres where overall 
building height limited to 
41 metres 

 

Integrated stormwater 
management open space 

 25 metres where the 
overall building height 
exceeds 41 metres, or 

 33 metres where overall 
building height limited to 
41 metres 

22 SeptemberJune, 101am-
32pm 

 

2.8 Wind Effects 
 

Built form outcomes 
 

Buildings must be designed to achieve local wind conditions that: 

 

 maintain a safe and pleasant pedestrian environment on footpaths and other public 
spaces for walking, sitting or standing. 

 
Built form requirements 
 

Buildings and work higher than 20 metres: 

 

 Must not cause unsafe wind conditions as specified in Table 4 in publicly accessible 
areas including spaces identified with solar protection within the assessment distance 
from all facades. 

 Should achieve comfortable wind conditions as specified in Table 5 in publicly 
accessible areas within the assessment distance from all facades. 

The assessment distance is show in the figure below and is the greater of: 

 

 Half the longest width of the building. 

 Half the total height of the building. 

Table 5: Wind effects on the public realm 
 

 

Wind condition Specification 

Comfortable wind 
conditions 

The hourly mean wind speed from all wind directions combined 
with a probability of exceedance of 20 per cent, is less than or 
equal to: 

 3 metres/second for sitting areas 

 4 metres/second for standing areas 

 5 metres/second for walking areas 

Hourly mean wind speed is the maximum of: 

 the hourly mean wind speed the gust equivalent mean speed 
(3 second gust wind speed divided by 1.85). 

Unsafe wind 
conditions 

The hourly maximum 3 second gust from any wind direction 
(considering at least 16 wind directions) with a corresponding 
probability of exceedance percentage greater than 20 metres per 
second. 
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Figure 1 
 

 

2.9 Public interface and design detail 
 

Built Form Outcomes 
 

Buildings and works that: 

 

 Address and define existing or proposed streets or open space and provide direct 
pedestrian access from the street to ground floor uses.

 Support the activation of streets and laneways through the use of transparent glazing 
and pedestrian entrances.

 Create activated building facades with windows and legible entries.

 Consolidate services within sites and within buildings, and ensure any externally 
accessible services are integrated into the façade design.

 Position vehicle access, loading areas and services so that they are not located on main 
street frontages.

 Position entries, circulation and services to respond to the function of adjoining main 
streets, streets and laneways for development with more than one street frontage.

 Resolve the street interface where finished floor levels are raised in response to 
flooding, including direct connections at grade to usable space within the ground level 
with level transitions contained within the building envelope.

 Provide pedestrian amenity on main routes, including consideration of weather 
protection from rain, wind and sun without causing detriment to the streetscape 
integrity.

 Consider pedestrian flow, safety and amenity, which is prioritised over vehicle access 
and minimise conflict where possible.

 Provide for high quality pedestrian links as identified to provide direct pedestrian 
connection where appropriate.

 Ensure services located on a street do not dominate pedestrian experience and are 
designed as an integrated component of the façade.

 

Built Form Requirements 

 

Buildings should provide design elements specified in Table 6 to this schedule. 

 

Table 6: Public interface and design detail 
 

 

Commented [LH3]: Adapt DDO1 from the Central City (as 
developed through C308) 
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Design Element Requirement 

Laneways, 
through-links, 
pedestrian and 

Provide for through links, laneways and connections as identified in 
Map 3. 
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cycling 
connections 

Pedestrian only laneways to be open to the sky and 9 metres in 
total width in accordance with setback requirements specified in 
Table 2. 
Shared laneways to be open to the sky and 8 metres in total width 
in accordance with setback requirements specified in Table 2. 

All other identified links should be 6 to 9 metres in width (the width 
shared from the common title boundary) should be of high quality, 
whether open to the sky or internal arcades. 

Active street 
frontages 

5 metres or 80 per cent of the building facade at ground floor level 
is an entry or display window. 

Any service area should not exceed a length of 10 metres to any 
frontage. 

In flood prone areas, transitions in floor levels should not rely on 
external stairs, ramps or platform lifts which disconnect interior 
spaces from the public realm unless otherwise agreed by the 
relevant floodplain management authority. 

Traffic conflict 
frontages 

Vehicle and loading bay ingress or egress points, should not be 
constructed on a traffic conflict frontage as identified in Map 4. 

Vehicle access, crossovers and entries to parking should include 
intermediate pedestrian refuges if the vehicle access or crossover 
is more than 6.1 metres. 

Weather 
protection 

Buildings which front the traffic conflict frontages shown at Map 4 
should provide weather protection over the footpath unless it 
demonstrated it is not required. 

Weather protection should be designed to: 

 Be between 3.5 to 5m in height to provide enclosure to the 
public realm. 

 Not enclose more than one third of the width of a laneway. 

 
 

2.10 Adaptable Buildings 
 

Built Form Outcomes 
 

Buildings and works that: 

 

 Provide for the future conversion of those parts of the building accommodating non- 
employment uses to employment uses including the ability to adapt car parking to other 
uses over time.

 Development minimises the impact of car parking on the public realm.

 
Built Form Requirements 
 

Buildings should provide design elements specified in Table 7 to this schedule. 

 

Table 7: Adaptable Buildings 
 

 

Design Element Requirement 
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Adaptable 
Buildings 

Lower levels up to the height of the street wall 

At least 5.0 metres floor to floor height at ground level. 

At least 3.2 metres floor to floor height for other lower levels up to 
the height of the street wall associated with accommodation uses. 

At least 4 metres floor to floor height for other lower levels up to 
the height of the street wall associated with office uses. 

Any proposed parking structures above ground level must be 
designed to be sleeved with active uses to streets. These 
structures should incorporate appropriate floor to floor heights 
which are level to enable future adaptation including at least 
2.83.2m. 
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 metres floor to floor height. Mechanical parking systems to reduce 
the area required for car parking. 

 
 
2.11 Exemption from notice and review 

 
An application to construct a building or carry out works 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. 
 

 
3.0 Subdivision 
--/--/---- 

 
Proposed 
C407melb 
 

None specified. 
 

 

4.0 Signs 
--/--/---- 

 
Proposed 
C407melb 
 

None specified. 
 

 
 

5.0 Application requirements 
 
 

--/--/---- 
Proposed 
C407melb 
 

 
The following application requirements apply to an application for a permit under Clause 
43.02, in addition to those specified elsewhere in the scheme and must accompany an 
application, as appropriate, to the satisfaction of the responsible authority: 
 

 
Urban Context Report and Plans 
 

 
 An application for permit must be accompanied by a written and illustrated urban 

context report. The urban context report must: 

- explain the key planning, design and contextual considerations and influence on 
the proposed buildings and works. 

- describe the existing urban context of the area in which the proposed buildings 
and works are to be located. 

- explain how the proposed buildings and works relate to and respond to their urban 
context including: 

o built form character of adjacent and nearby buildings. 

o equitable outcomes for potential development on adjoining sites. 

o adjacent and nearby heritage places. 

- identify the key opportunities and constraints supporting the design response. 

- explain the effect of the proposed buildings and works, including on: 

o microclimate, including sunlight, daylight and wind impacts on 
streets, adjacent development  and other public spaces. 

o vistas. 

- Explain how the proposed buildings and works respond to each of the Built Form 
Outcomes of this schedule, as appropriate. 

 Plan, elevation and section drawings (1:50 or 1:20) and written statement to 
demonstrate the design of the lower levels of the building to show articulation, how the 
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ity and show building entries, shop front design, service doors or cabinets, ingress and 
egress (if applicable), and weather protection canopies. 

 Plans, elevations and section drawings (1:50) for any car parking proposed at or above 
ground level to show finished floor levels and a statement by a suitably qualified 
engineer are to be provided to demonstrate the capacity for this to be adapted to 
alternative uses. 
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 Key view line diagrams which show the development in context from short and distant 
views, including from CityLink. 

 A concept landscape plan for any publicly accessible podium and rooftop spaces 
detailing proposed hard and soft landscape elements, plant schedule, plant container 
details and maintenance and irrigation systems. 

 Scaled shadow diagrams to show existing and proposed shadows diagrams at hourly 
intervals to demonstrate the effect on identified spaces to provide solar protection 
including an analysis against the Winter Solstice (22 June) to demonstrate the degree of 
sunlight to the playing surface. 

 
Wind analysis report 
 

 
 An application for a permit for a building with a total building height in excess of 30 

metres must be accompanied by a wind analysis report prepared by a suitably qualified 
person. The wind analysis report must: 

- explain the effect of the proposed development on the wind conditions in publicly 
accessible areas within a distance equal to half the longest width of the building, 
measured from all facades, or half the total height of the building, whichever is 
greater. 

- at a minimum, model the wind effects of the proposed development and 
surrounding buildings (existing and proposed) using wind tunnel testing. 

- identify the principal role of each portion of the publicly accessible areas for 
sitting, standing or walking purposes. 

- not rely on street trees or any other element such as screens, within public areas 
for wind mitigation. 

 
Design Excellence 
 

 
 An application for permit must be accompanied by a report to demonstrate design 

excellence. The report must: 

- explain how the application provides high quality architecture, landscape 
architecture and urban design which demonstrates function, liveability, 
sustainability, and public contribution to buildings and urban spaces. 

- explain how the application responds to the requirements of this schedule. 

- describe how the development addresses and provides high quality public realm 
outcomes. 

- where an application seeks to vary the requirement(s) of this schedule, it must 
explain how the Built Form Outcomes are achieved, and how the alternative 
response demonstrates appropriate built form outcomes having regard to the 
decision guidelines of this schedule. 

 
3D digital model of buildings and works 
 

 
 An application for a permit must be accompanied by a 3D digital model of the proposed 

buildings and works in a format to the satisfaction of the responsible authority. The 
model may be used for assessing overshadowing and visual impacts caused by the 
proposal and for general archive, research and public information purposes. 

 
6.0 Decision guidelines 

--/--/----  
Proposed 
C407melb 
 

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: 
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 The extent to which the development addresses the Built Form Outcomes and 
Requirements in this schedule.

 Whether the cumulative effect of the proposed development in association with 
adjoining existing and potential development supports a high quality of pedestrian 
amenity in the public realm (footpaths and key pedestrian routes), in relation to human 
scale and microclimate conditions including overshadowing and, wind impacts and 
views to the sky.

 On sites where a development comprises multiple buildings, whether the buildings 
adopt a diversity of forms, typologies and architectural language, within a cohesive 
design framework.

 Whether the building respects the height, scale and proportion of adjoining heritage 
places.

 Whether the development responds to its context including built form character of 
adjacent and nearby buildings, equitable outcomes for potential development on 
adjoining sites and adjacent and nearby heritage places.

 
Street wall height 
 

 
 Whether the design responds to Tthe streetscape, including its width, and the scale 

and height of proposed neighbouring   buildings and the proposed development.

 Whether the proposed street wall height provides variegation in heights to provide visual 
interest to pedestrians and human scale.

 If the proposed street wall height, exceeds the preferred maximum height specified, the 
development should demonstrate that the proposed street wall height:

- is proportional to the street width, 

- supports an alternative building typology, 

- results in improved built form outcomes 

- does not have adverse amenity impacts on the public realm 

- provides articulation, visual interest and variety over the length of the street 
frontage. 

 
Building Setbacks 
 

 
 Whether the building setbacks to street or an adjoining building proposed appropriately 

consider the:

- the built form response on site including consideration of the size and shape of 
the parcel of land to which the application relates, 

- the siting of the proposed development and the areas to be occupied by the 
development in relation to the size and shape of the land, 

- relationship to adjoining sites and consideration of the potential redevelopment 
opportunities, 

- building mass and views to the development at short range and distant views, 
including from CityLink. 

- impact of the mass of the building, with consideration to aArticulation, visual 
interest and breaks up building modulation to decrease the impact of visual 
bulk and improve amenity outcomes s into sections and a range of parapet 
heights, and/or introduction of shape to taller forms. 

 Whether the development provides a high level of amenity for building occupants in 
relation to:

- daylight to all habitable rooms 

- privacy to all habitable rooms 

- an outlook from habitable rooms 

 The effect of the proposed buildings and works on solar access to existing and proposed 
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open spaces and public places and to adjacent potential development sites..
 

Building Height and Floor Area Ratio 
 

 
 Whether the building height responds to the site and provides variation in building 

height compared with adjacent existing or proposed development.

 Whether the building height provides transition to lower scaled areas adjacent.
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 Whether the development would compromise the function, form and capacity of public 
spaces and public infrastructure.

 Whether the intensity of development appropriately responds to other requirements of 
this schedule and does not seek to vary all other requirements in order to reach the 
nominated Floor Area Ratio of the site.

 If the development seeks to exceed the nominated Building Height that the development 
demonstrates:

- all side and rear boundary building setback requirements specified in Table 2 of 
this schedule are met. An application with multiple buildings on the same site 
must meet the side and rear boundary setback requirements as specified in Table 2 
of this schedule. This is to provide greater setbacks with greater height and cannot 
rely on the reduced building separation distanced within Table 2 of this schedule. 

- all comfortable wind condition requirements specified in Table 6 (wind effects) of 
this schedule are met. 

- all active frontage requirements specified in Table 7 (Public interface and design 
detail) of this schedule are met. 

- all adaptable building requirements specified in Table 8 (Adaptable Buildings) of 
this schedule are met. 

- additional built form above the preferred maximum Building Height in Table 3 
mitigates the impact of walled effect and bulk through building setbacks and 
shaping of tower forms. 

- demonstration of exemplary design excellence through high quality architecture, 
landscape architecture and urban design for the site as supported, where 
appropriate, by an independent design review or design competition that endorses 
the proposed outcomes for the site. 

- no adverse shadowing impacts to identified spaces for solar protection including 
consideration of Winter Solstice (22 June), even if not the specified control 
period, to consider the extent of shadow caused to that space including its use and 
function. 

- will result in improved internal amenity, reduced external amenity impacts, 
enhanced architectural composition, and /or better representation of urban 
structure. 

 
Solar Protection 
 

 
 Whether the additional overshadowing to the nominated space adversely affects the use, 

quality and amenity of the public space.

 The degree to which shadowing can be minimised or move quickly from the space 
within the defined sunlight control period.

 The area of additional overshadowing relative to the area of remaining sunlit space 
compared to the total area of the public space.

 Any adverse impact on the natural landscaping, including lawn or turf surface in the 
public space.

 Whether the additional overshadowing compromises the existing and future use, quality 
and amenity of the public space.

 Whether allowing additional shadows on other public spaces such as streets and lanes, 
is reasonable, having regard to their orientation.

 
Wind Effects 
 

 
 Whether the proposal maintains safe and pleasant pedestrian microclimatic conditions 

on the footpath adjacent to the development and demonstrates:

- A maximum of 3 metres per second for sitting which is associated with activities 
such as outdoor cafes, pool areas, gardens. 
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- A maximum of 4 metres per second for standing which is associated with 
activities such as window shopping, drop off, queuing. 

- A maximum of 5 metres per second for walking adjacent to the development. 

 The cumulative wind effects within the assessment area which is greater than half the 
longest width of the building or half of the height of the building, including public 
spaces subject to solar protection, Clayton Reserve, North Melbourne Recreation 
Reserve and Integrated stormwater management open space.

 
Public Interface and Design Detail 
 

 
 The appropriateness of the through-links and laneways having regard how:

- direct, attractive, well-lit and provide a line of sight from one end to the other. 

- safe and free of entrapment spaces and areas with limited passive surveillance. 

- publicly accessible for extended hours, at ground level and appropriately secured 
by legal agreement. 

- adopt vertical proportions with a height greater than the width. 

- incorporate activity where possible. 

- incorporate high quality exterior grade materials and finishes to all surfaces 
including paving, walls, ceilings and lighting. 

- have highly legible entries including any doors or gates. 

 Whether the application provides high quality human scaled environments at ground 
level that provides visual interest, comfortable scale and safe edge to the public realm.

 The appropriateness of active street frontages including integration of required 
servicing into the façade away from key pedestrian spaces and public spaces, colocation 
of service cabinets internal to loading, waste or parking areas where possible, and 
resolving interaction with the public realm to address the views of the relevant 
floodplain management authority.

 Configuration and design service cabinets to not dominate street frontages and employ 
high quality materials.

 Whether the proposed ingress and egress location is appropriate having regard to:

-  • the intended use of that street and having regard to constraints for site 
access from other frontages. 

- the extent to which the proposed ingress or egress would conflict with pedestrians 
or cyclists. 

- be limited in number and consolidated to provide shared access to multiple 
buildings. 

- consider impacts on bicycle and public transport infrastructure, on-street parking 
and loading and unloading facilities. 

 Whether the development incorporates appropriate weather protection to key streets for 
pedestrians:

- at an appropriate depth and provide a rhythm that reflects the grain of the ground 
floor uses adjacent. 

- display a high design standard including material selection in the appearance of 
the soffit and fascia. 

 
Adaptable Buildings 
 

 
 Whether the development allows for the adaptive re-use of existing buildings.
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Map 1: Building Height and Floor Area Ratio 
 

 

 
 
Update to reflect the updated proposed FARs and revised boundaries as outlined in expert evidence report.
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Map 2: Solar Protection 
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Map 3: Through-links, laneways, pedestrian and cycling connections 

 
 
 
Update key to the following: 
 

All laneways to be 9m in width. 

All laneways to be open to the sky. 
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Map 4: Weather Protection and Traffic Conflict Frontage 

 
Remove weather protection shown on south side of stormwater management reserve. This 
should be shown in DDO80. 
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--/--/---- 
Proposed 
C407melb 

SCHEDULE 83 TO CLAUSE 43.02 DESIGN AND DEVELOPMENT 
OVERLAY 

Shown on the planning scheme map as DDO83. 

ARDEN PRECINCT – LAURENS STREET 

1.0 Design objectives 
 
 

--/--/---- 
Proposed 
C407melb 

To create a walkable precinct with low rise built form along Dryburgh and Stawell Streets 
to high mid rise built form along Laurens Street that transitions at its interface with the 
established neighbourhoods to the east and the centre of the precinct to the west. 

To support development which which adaptively reuses existing heritage buildings and 
responds sensitively to heritage fabric either on site or adjacent and provides tailored 
setbacks that respond to adjoining development and low scale forms. 

To ensure development achieves a high quality of pedestrian amenity in the public realm in 
relation to human scale and microclimate conditions such as acceptable levels of sunlight 
access and wind and views to the sky.. 

To ensure that built form elements above the street wall are visually recessive and do not 
contribute to visual bulk. 

To ensure that development provides a high level of internal amenity of building occupants 
and includes appropriate spacing between buildings to ensure that development provides 
equitable development rights to adjoining sites and allow reasonable access to sunlight, 
daylight, outlook and privacy to habitable spaces. 

To ensure that development provides a high level of internal amenity for building 
occupants. 

 
2.0 Buildings and works 
--/--/---- 
Proposed 
C407melb 

 

2.1 Buildings and works for which no permit is required 
 

 A permit is not required: 

- for internal buildings and works, where the Gross Floor Area and building height is 
not increased. 

- for buildings and works at ground level to provide access for persons with 
disabilities that comply with all legislative requirements. 

- to alter an existing building façade provided: 

o The alteration does not include the installation of an external roller 
shutter. 

o At least 80 per cent of the building facade at ground floor level is 
maintained as an entry or window with clear glazing. 

- to construct an awning that projects over a road if it is authorised by the relevant 
public land manager. 

- to construct a building or construct carry out works for Railway purposes. 

- for buildings and works to install or modify existing building services, where the 
overall height is not increased. 

 
2.2 Requirements 

 
The following outcomes and requirements apply to an application to construct a building or 
construct or carry out works. 

A permit cannot be granted to vary an outcome with the term ‘must’. 

A permit may be granted to vary a built form requirement expressed with the term ‘should’. 

An application for buildings and works that does not meet a requirement expressed with the 
term ‘should’ must achieve the relevant built form outcomes. 

Formatted: Subscript
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Any reference to street width is a reference to the proposed ultimate width of the street 
reserve. 

If there is a discrepancy between the diagrams of this schedule and the text, the text should 
be used. 

 
2.3 Definitions 

 
Floor Area Ratio means the gross floor area above ground of all buildings on a site, 
including all enclosed areas, services, lifts, car stackers and covered balconies, divided by 
the area of the site. Voids associated with lifts, car stackers and similar service elements 
should be considered as multiple floors of the same height as adjacent floors or 3.0 metres 
if there is no adjacent floor. 

 
Street means a road reserve of a public highway more than 9 metres wide. 

 
Laneway means a road reserve of a public highway 9 metres or less wide. 

 
Street wall means the vertical distance between the footpath or natural surface level at the 
centre of the site frontage and the highest point of the street wall, with the exception of 
non-habitable architectural features not more than 3.0 metres in height and building 
services setback at least 3.0 metres behind the street wall. 

 
Street wall height means the vertical distance between the footpath or natural surface level 
at the centre of the site frontage and the highest point of the street wall, with the exception 
of non-habitable architectural features not more than 3.0 metres in height and building 
services setback at least 3.0 metres behind the street wall. 

 
Setback is the shortest horizontal distance from a building façade, including projections 
such as balconies and architectural features greater than 300mm, to the boundary. 

 
Additional shadow means any shadow cast outside of any existing shadow from buildings 
or works. 

 
2.4 Street wall height 

 
Built Form Outcomes 

Street walls that: 

 Provide a human scale. 

 Include an appropriate level of street enclosure having regard to the width of the street 
with lower street wall heights to narrower streets. 

 Respond to the scale of adjoining heritage places by providing street wall heights that 
align with existing heritage parapets. 

 Provide adequate opportunity for daylight, sunlight and sky views in the street. 

 Do not overwhelm the public realm. 

 Minimise visual bulk of upper floors when viewed from streets and laneways. 
 

Built Form Requirements 

Buildings should include a street wall of the minimum street wall height and should not 
exceed the preferred street wall height specified in Table 1 of this schedule unless required 
to deliver a building typology other than tower-podium. 

Where a new building is on a corner, the taller preferred street wall height applies to the 
frontage with the lower preferred street wall height. 

Commented [LH1]: See markups on DDO82 with 
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Table 1: Street wall height 
 

Laneway or Street 
width or Street 

Building height Preferred minimum 
street wall height 

Preferred maximum 
street wall height 

0 to 9 metres None specified 12 metres 17 metres 

Greater than 
12 metres and 
less than 20 
metres 

None specified No minimum 17 metres 

Greater than 9 
metres20 
metres or 
greater* 

Up to or equal to 
41 33 metres 

147 metres 33 27 metres 

In excess of 41 
33  metres 

17 14 metres 2517 metres 

Dryburgh Street 
between 
Queensberry Street 
and Victoria Street 

None specified None specified 11 metres 

Stawell Street None specified None specified 14 metres 

Dryburgh Street, 
between Arden 
Street and 
Queensberry Street 

None specified None specified 17 metres 

Munster Terrace None specified 17 metres 25 metres 

*Excludes any street which is specifically listed 
 

2.5 Building Setbacks 
 

Built Form Outcomes 

Building setbacks that: 

 Contribute to diversity of building typologies and avoid repetitive form. 

 Mitigate wind effects on the public realm. 

 Enable adequate daylight and sunlight in streets and laneways. 

 Allow sunlight and daylight to, and outlook from habitable rooms in existing and 
potential developments on adjoining sites. 

 Allow for views to the sky between buildings including when viewed from a distance. 

 Minimise visual bulk. 

 Ensure tall buildings do not appear as a continuous wall when viewed from street level. 

 Distinguished between different buildings where a development comprises multiple 
buildings. 

 

Built Form Requirements 

A new building should be setback by the preferred distance as specified in Table 2 from: 

 The street, 

 Side and rear boundaries, 

 Another building(s) on the same site. 

Table 2: Built Form Requirements 
 

Part of building Building height Preferred minimum 
setback 

Below preferred street wall 
height 

None specified Pedestrian only laneway: 9 
metres 

Commented [LH2]: See markups on DDO82 



MELBOURNE PLANNING SCHEME 

OVERLAYS - CLAUSE 43.02 - SCHEDULE 83 PAGE 4 OF 17 

 

 

Above preferred street wall 
height to the street 

Any height in excess of 33 
metres 

5 metres 

 Above the street wall height 
up to 64 metres 

7.5 metres 
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Above preferred street wall 
height to side and rear 
boundaries 

Above the street wall height 
greater than 64metres 

10 metres 

Building(s) separation on 
the same site 

Up to and equal to 64 
metres 

12 metres 

Greater than 64 metres 14-16 metres 

 

2.6 Building heights and Floor Area Ratio (FAR) 

Built Form Outcomes 

Building heights and floor area ratios thatmust: 

 Contribute to a varied and architecturally interesting skyline. 

 Contribute to a diversity of building typologies and avoid repetitive built form. 

 Limit impacts on the amenity of the public realm as a result of overshadowing and wind. 

 Contribute to good levels of sunlight, natural light reaching into private habitable spaces 
and provide an outlook and sky views. 

 Contribute to development equity outcomes. 

 Allow for the provision of landscape vegetation within private development. 

 The scale of buildings transition down to the existing low-scale heritage attributes of 
Dryburgh Street 

 Limit the impact of visual bulk and mass on the public realm and in the skyline. 

 

Built Form Requirements 

Buildings and works must not exceed the Floor Area Ratio specified in Map 1 and Table 3 
of this schedule. 

Buildings and works should not exceed the relevant height specified in Map 1 and Table 3 
of this schedule except the following elements may exceed the specified height: 

 Non-habitable architectural features not more than 3.0 metres in height. 

 Building services and communal recreation facilities setback at least 3.0 metres behind 
the building façade. 

 

Table 3: Building height and Floor Area Ratio 
 

Location on Map 1 Preferred maximum building 
height 

Mandatory FAR 

Lot A  13-25 Non-heritage site 

20 metres 

 

Heritage sites 

5 4:1 

 

 

2.5:1 

Lot B 25-33 metres 65:1 

Buildings and works should not exceed either the relevant height oand mustr Floor Area ratio 
specified in Map 1 and Table 4 of this schedule except the following elements may exceed 
the specified height: 

 Non-habitable architectural features not more than 3.0 metres in height. 

 Building services and communal recreation facilities setback at least 3.0 metres behind 
the building façade. 

 

Table 4: Building height and Floor Area Ratio 
 

Location on Map 1 Preferred maximum building 
height 

Preferred maximum FAR 

Lot C Non-heritage site 

49-64 metres 

8:1 
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Heritage site 

49-64 metres 

 

5:1 

Lot D 49-64 metres 107:1 

 
2.7 Solar protection 

 
Built Form Requirements 

 
Buildings should not cast any additional shadow over: 
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 The proposed public open spaces or streets shown in Map 2 of this schedule for the 
hours specified in Table 5 to this schedule. 

These requirements do not apply to buildings and works constructed within the open 
space. 

 
Table 5: Solar protection 

 

Area on Map 2 
 

Date and hours 

Arden Station Forecourt  22 September, 11am-2pm 

 
2.8 Wind Effects 

 
Built form outcomes 

Buildings must be designed to achieve local wind conditions that: 

 maintain a safe and pleasant pedestrian environment on footpaths and other public 
spaces for walking, sitting or standing. 

Built form requirements 

Buildings and work higher than 40 metres: 

 Must not cause unsafe wind conditions as specified in Table 6 in publicly accessible 
areas within the assessment distance from all facades. 

 Should achieve comfortable wind conditions as specified in Table 6 in publicly 
accessible areas within the assessment distance from all facades. 

The assessment distance is show in the figure below and is the greater of: 

 Half the longest width of the building. 

 Half the total height of the building. 

Table 6: Wind effects on the public realm 
 

Wind condition Specification 

Comfortable wind 
conditions 

The hourly mean wind speed from all wind directions combined 
with a probability of exceedance of 20 per cent, is less than or 
equal to: 

 3 metres/second for sitting areas 

 4 metres/second for standing areas 

 5 metres/second for walking areas 

Hourly mean wind speed is the maximum of: 

 the hourly mean wind speed the gust equivalent mean speed 
(3 second gust wind speed divided by 1.85). 

Unsafe wind 
conditions 

The hourly maximum 3 second gust from any wind direction 
(considering at least 16 wind directions) with a corresponding 
probability of exceedance percentage greater than 20 metres per 
second. 
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Figure 1 

 

 
 
 

2.8 Public interface and design detail 
 

Built Form Outcomes 

Buildings and works that: 

 Address and define existing or proposed streets or open space and provide direct 
pedestrian access from the street to ground floor uses.

 Support the activation of streets and laneways through the use of transparent glazing and 
pedestrian entrances.

 Create activated building facades with windows and legible entries.

 Consolidate services within sites and within buildings, and ensure any externally 
accessible services are integrated into the façade design.

 Position vehicle access, loading areas and services so that they are not located on main 
street frontages.

 Position entries, circulation and services to respond to the function of adjoining main 
streets, streets and laneways for development with more than one street frontage.

 Resolve the street interface where finished floor levels are raised in response to 
flooding, including direct connections at grade to usable space within the ground level 
with level transitions contained within the building envelope.

 Provide pedestrian amenity on main routes, including consideration of weather 
protection from rain, wind and sun without causing detriment to the streetscape 
integrity.

 Consider pedestrian flow, safety and amenity, which is prioritised over vehicle access 
and minimise conflict where possible.

 Provide for high quality pedestrian links as identified to provide direct pedestrian 
connection where appropriate.

 Ensure services located on a street do not dominate pedestrian experience and are 
designed as an integrated component of the façade.
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Built Form Requirements 

Buildings should provide design elements specified in Table 7 to this schedule. 

 
Table 7: Site Layout, Building Program, Public Interface and Design Detail 

 

Design Element Requirement 

Through-links, 
laneways, 
pedestrian and 
cycling 
connections 

Provide for laneways, through links, and connections as identified 
in Map 2. 

Pedestrian only laneways to be open to the sky and 9 metres in 
total width in accordance with setback requirements specified in 
Table 2. 
All other identified links should be 6 to 9 metres in width (the width 
shared from the common title boundary) should be of high quality, 
whether open to the sky or internal arcades. 

Active street 
frontages 

5 metres or 80 per cent of the building facade at ground floor level 
is an entry or display window. 

Any service area should not exceed a length of 10 metres to any 
frontage. 

In flood prone areas, transitions in floor levels should not rely on 
external stairs, ramps or platform lifts which disconnect interior 
spaces from the public realm unless otherwise agreed by the 
relevant floodplain management authority. 

Traffic conflict 
frontages 

Vehicle and loading bay ingress or egress points, should not be 
constructed on a traffic conflict frontage as identified in Map 3. 

Vehicle access, crossovers and entries to parking should include 
intermediate pedestrian refuges if the vehicle access or crossover 
is more than 6.1 metres. 

Weather 
protection 

Buildings which front the traffic conflict frontages shown at Map 3 
should provide weather protection over the footpath unless it 
demonstrated it is not required. 

Weather protection should be designed to: 

 Be between 3.5 to 5m in height to provide enclosure to the 
public realm. 

 Not enclose more than one third of the width of a laneway. 

 
2.9 Adaptable Buildings 

 
Built Form Outcomes 

Buildings and works that: 

 Provide for the future conversion of those parts of the building accommodating non- 
employment uses to employment uses including the ability to adapt car parking to other 
uses over time.

 Development minimises the impact of car parking on the public realm.

 
Built Form Requirements 

Buildings should provide design elements specified in Table 8 to this schedule. 

Table 8: Adaptable Buildings 
 

Design Element Requirement 

Adaptable 
Buildings 

Lower levels up to the height of the street wall 

At least 5.0 metres floor to floor height at ground level. 

At least 3.2 metres floor to floor height for other lower levels up to 
the height of the street wall associated with accommodation uses. 
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 At least 4 metres floor to floor height for other lower levels up to the 
height of the street wall associated with office uses. 

Any proposed parking structures above ground level must be 
designed to be sleeved with active uses to streets. These 
structures should incorporate appropriate floor to floor heights 
which are level to enable future adaptation including at least 2.8 
metres floor to floor height. Mechanical parking systems to reduce 
the area required for car parking. 

 
 

2.10 Exemption from notice and review 
 

An application to construct a building or carry out works 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. 

 
3.0 Subdivision 

 

--/--/---- 
Proposed 
C407melb 

None specified. 

4.0 Signs 
 

--/--/---- 
Proposed 
C407melb 

None specified. 

5.0 Application requirements 
 
 

--/--/---- 
Proposed 
C407melb 

The following application requirements apply to an application for a permit under Clause 
43.02, in addition to those specified elsewhere in the scheme and must accompany an 
application, as appropriate, to the satisfaction of the responsible authority: 

 
Urban Context Report and Plans 

 
 An application for permit must be accompanied by a written and illustrated urban 

context report. The urban context report must: 

- explain the key planning, design and contextual considerations and influence on 
the proposed buildings and works. 

- describe the existing urban context of the area in which the proposed buildings 
and works are to be located. 

- explain how the proposed buildings and works relate to and respond to their urban 
context including: 

o built form character of adjacent and nearby buildings. 

o equitable outcomes for potential development on adjoining sites. 

o adjacent and nearby heritage places. 

- identify the key opportunities and constraints supporting the design response. 

- explain the effect of the proposed buildings and works, including on: 

o microclimate, including sunlight, daylight and wind impacts on streets 
and other public spaces. 

o vistas. 

- Explain how the proposed buildings and works respond to each of the Built Form 
Outcomes of this schedule, as appropriate. 

 Plan, elevation and section drawings (1:50 or 1:20) and written statement how the 
building mass provides architectural interest and diversity of materiality and show 
building entries, shop front design, service doors or cabinets, ingress and egress (if 
applicable), and weather protection canopies. 
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 Plans, elevations and section drawings (1:50) for any car parking proposed at or above 
ground level to show finished floor levels and a statement by a suitably qualified 
engineer are to be provided to demonstrate the capacity for this to be adapted to 
alternative uses. 

 A concept landscape plan for any publicly accessible podium and rooftop spaces 
detailing proposed hard and soft landscape elements, plant schedule, plant container 
details and maintenance and irrigation systems. 

 Key view line diagrams which show the development in context from short and distant 
views, including from the Capital City Open Space and Arden Station forecourt. 

 Key view line diagrams which show the development in context from short and long 
distant views towards Arden Station forecourt. 

 Scaled shadow diagrams to show existing and proposed shadows diagrams at hourly 
intervals to demonstrate the effect on identified spaces to provide solar protection 
including an analysis against the Winter Solstice (22 June), if not the control period, to 
demonstrate the degree of sunlight to the space. 

 
Wind analysis report 

 
 An application for a permit for a building with a total building height in excess of 30 

metres must be accompanied by a wind analysis report prepared by a suitably qualified 
person. The wind analysis report must: 

- explain the effect of the proposed development on the wind conditions in publicly 
accessible areas within a distance equal to half the longest width of the building, 
measured from all facades, or half the total height of the building, whichever is 
greater. 

- at a minimum, model the wind effects of the proposed development and 
surrounding buildings (existing and proposed) using wind tunnel testing. 

- identify the principal role of each portion of the publicly accessible areas for 
sitting, standing or walking purposes. 

- not rely on street trees or any other element such as screens, within public areas 
for wind mitigation. 

 
Design Excellence 

 
 An application for permit must be accompanied by a report to demonstrate design 

excellence. The report must: 

- explain how the application provides high quality architecture, landscape 
architecture and urban design which demonstrates function, liveability, 
sustainability, and public contribution to buildings and urban spaces. 

- explain how the application responds to the requirements of this schedule. 

- describe how the development addresses and provides high quality public realm 
outcomes, particularly around Arden station, and ameliorates solar and wind 
effects to the forecourt. 

- where an application seeks to vary the requirement(s) of this schedule, it must 
explain how the Built Form Outcomes are achieved, and how the alternative 
response demonstrates appropriate built form outcomes having regard to the 
decision guidelines of this schedule. 

- demonstrate the utilisation of a design review process or design competition 
where the application exceeds the preferred Maximum Floor Area Ratio. 

 

3D digital model of buildings and works 

 An application for a permit must be accompanied by a 3D digital model of the proposed 
buildings and works in a format to the satisfaction of the responsible authority. The 
model may be used for assessing overshadowing and visual impacts caused by the 
proposal and for general archive, research and public information purposes. 
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6.0 Decision guidelines 

 
 

--/--/---- 
Proposed 
C407melb 

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: 

 
General 

 
 The extent to which the development addresses the Built Form Outcomes and 

Requirements in this schedule. 

 Whether the cumulative effect of the proposed development in association with 
adjoining existing and potential development supports a high quality of pedestrian 
amenity in the public realm (footpaths and key pedestrian routes), in relation to human 
scale and microclimate conditions including overshadowing and wind impacts. 

 On sites where a development comprises multiple buildings, whether the buildings 
adopt a diversity of forms, typologies and architectural language, within a cohesive 
design framework. 

 Whether the building respects the height, scale and proportion of adjoining heritage 
places. 

 Whether the development responds to its context including built form character of 
adjacent and nearby buildings, equitable outcomes for potential development on 
adjoining sites and adjacent and nearby heritage places. 

 
Street wall height 

 
 The streetscape, including its width, the scale and height of proposed neighbouring 

buildings and the proposed development. 

 Whether the proposed street wall height provides variegation in heights to provide 
visual interest to pedestrians and human scale. 

 If the proposed street wall height, exceeds the preferred maximum height specified, the 
development should demonstrate that the proposed street wall height: 

- is proportional to the street width, 

- supports an alternative building typology, 

- provides articulation, visual interest and variety over the length of the street 
frontage. 

 
Building Setbacks 

 
 Whether the building setbacks to street or an adjoining building proposed appropriately 

consider the: 

- built form response on site including consideration of the size and shape of the 
parcel of land to which the application relates, 

- the siting of the proposed development and the areas to be occupied by the 
development in relation to the size and shape of the land, 

- relationship to adjoining sites and consideration of the potential redevelopment 
opportunities, 

- building mass and views to the development at short range and distant views, 
including from the Capital City Open Space and Arden Station forecourt. 

- Articulation, visual interest and breaks up buildings into sections and a range of 
parapet heights, and/or introduction of shape to taller forms. 

 Whether the development provides a high level of amenity for building occupants. 
Whether the development provides a high level of amenity for building occupants in 
relation to: 
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- daylight to all habitable rooms 

- privacy to all habitable rooms 

 The effect of the proposed buildings and works on solar access to existing and proposed 
open spaces and public places.

 
Building Height and Floor Area Ratio 

 
 Whether the building height responds to the site and provides variation in building 

height compared with adjacent existing or proposed development.

 Whether the building height provides transition to lower scaled areas adjacent.

 Whether the development would compromise the function, form and capacity of public 
spaces and public infrastructure.

 Whether the intensity of development appropriately responds to other requirements of 
this schedule and does not seek to vary all other requirements in order to reach the 
nominated Floor Area Ratio of the site.

 If the development seeks to exceed the nominated Building Height and/or Floor Area 
Ratio that the development demonstrates:

- all side and rear building setback requirements specified in Table 2 of this 
schedule are met. An application with multiple buildings on the same site must 
meet the side and rear boundary setback requirements as specified in Table 2 of 
this schedule. This is to provide greater setbacks with greater height and cannot 
rely on the reduced building separation distances within Table 2 of this schedule. 

- all comfortable wind condition requirements specified in Table 6 (wind effects) of 
this schedule are met. 

- all active frontage requirements specified in Table 7 (Public interface and design 
detail) of this schedule are met. 

- all adaptable building requirements specified in Table 8 (Adaptable Buildings) of 
this schedule are met. 

- additional built form above the preferred maximum Building Height and/or Floor 
Area Ratio in Table 3 mitigates the impact of walled effect and bulk through 
building setbacks and shaping of tower forms. 

- demonstration of exemplary design excellence through high quality architecture, 
landscape architecture and urban design for the site as supported, where 
appropriate, by an independent design review or design competition that endorses 
the proposed outcomes for the site. 

- no adverse shadowing impacts to identified spaces for solar protection including 
consideration of Winter Solstice (22 June), even if not the specified control 
period, to consider the extent of shadow caused to that space including its use and 
function. 

- will result in improved internal amenity, reduced external amenity impacts, 
enhanced architectural composition, and/or better representation of urban 
structure. 

 
Solar Protection 

 
 Whether the additional overshadowing to the nominated space adversely affects the use, 

quality and amenity of the public space.

 The degree to which shadowing can be minimised or move quickly from the space 
within the defined sunlight control period.

 The area of additional overshadowing relative to the area of remaining sunlit space 
compared to the total area of the public space.

 Any adverse impact on the natural landscaping, including lawn or turf surface in the 
public space.
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 Whether the additional overshadowing compromises the future use, quality and amenity 
of the public space.

 Whether allowing additional shadows on other public spaces such as streets and lanes, 
is reasonable, having regard to their orientation.

 
Wind Effects 

 
 Whether the proposal maintains safe and pleasant pedestrian microclimatic conditions 

on the footpath adjacent to the development and demonstrates:

- A maximum of 3 metres per second for sitting which is associated with activities 
such as outdoor cafes, pool areas, gardens. 

- A maximum of 4 metres per second for standing which is associated with 
activities such as window shopping, drop off, queuing. 

- A maximum of 5 metres per second for walking adjacent to the development. 

 The cumulative wind effects within the assessment area which is greater than half the 
longest width of the building or half of the height of the building, including public 
spaces subject to solar protection, Neighbourhood Park, Capital City Open Space, 
Queensberry Street linear park and Arden Station forecourt.

 
Public Interface and Design Detail 

 
 The appropriateness of the through-links and laneways having regard how:

- Direct, attractive, well-lit and provide a line of sight from one end to the other. 

- Safe and free of entrapment spaces and areas with limited passive surveillance. 

- Publicly accessible for extended hours, at ground level and appropriately secured 
by legal agreement. 

- Adopt vertical proportions with a height greater than the width. 

- Incorporate activity where possible. 

- Incorporate high quality exterior grade materials and finishes to all surfaces 
including paving, walls, ceilings and lighting. 

- Have highly legible entries including any doors or gates. 

 Whether the application provides high quality human scaled environments at ground 
level that provides visual interest, comfortable scale and safe edge to the public realm.

 The appropriateness of active street frontages including integration of required 
servicing into the façade away from key pedestrian spaces and public spaces, colocation 
of service cabinets internal to loading, waste or parking areas where possible, and 
resolving interaction with the public realm to address the views of the relevant 
floodplain management authority.

 Configuration and design service cabinets to not dominate street frontages and employ 
high quality materials.

 Whether the proposed ingress and egress location is appropriate having regard to:

- the intended use of that street and having regard to constraints for site access from 
other frontages. 

- the extent to which the proposed ingress or egress would conflict with pedestrians 
or cyclists. 

- be limited in number and consolidated to provide shared access to multiple 
buildings. 

- consider impacts on bicycle and public transport infrastructure, on-street parking 
and loading and unloading facilities. 

 Whether the development incorporates appropriate weather protection to key streets for 
pedestrians:
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- at an appropriate depth and provide a rhythm that reflects the grain of the ground 
floor uses adjacent. 

- display a high design standard including material selection in the appearance of 
the soffit and fascia. 

 
Adaptable Buildings 

 
 Whether the development allows for the adaptive re-use of existing buildings.
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Map 1: Building Height and Floor Area Ratio 

Update as per table above. 
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Map 2: Solar Protection 
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Map 3: Through-links, laneways, pedestrian and cycling connections 

 

Links in Lot D to be open to the sky 
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Map 4: Weather Protection and Traffic Conflict Frontage 
 






