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Abstract
Proposal
Following an announcement by the Victorian Government Minister for Housing in
December 2016, the Department of Health and Human Services (DHHS) propose to
redevelop 1-12 Bills Street, Hawthorn for a mix of public and private dwellings, with
the sale of the private dwellings effectively paying for the construction of the new
public dwellings. Bills Street is one of nine public housing estates across Melbourne
proposed to be redeveloped in this manner. DHHS have committed to achieving an
increase in the number of public housing apartments on the site by a minimum of
10% (based on the pre-2011 number of apartments on the land).
The Minister for Planning has appointed a Standing Advisory Committee to provide
him with advice in relation to the projects. It is understood that DHHS will be
advocating to the Standing Advisory Committee that the Minister for Planning be
made the responsible authority for the site, instead of Council. This means that any
planning decisions related to the site would be determined by the Minister, instead of
by Council.
DHHS recently commenced preliminary consultation with members of the public and
Council, producing sketch plans that show proposed building envelopes for the site
that range in scale between 2-12 storeys (see Appendix E of this report). The sketch
plans purportedly result in somewhere between 300-400 apartments. The purpose of
the preliminary consultation is to inform the preparation of revised plans for a formal
20 business day exhibition period. It is not known whether the exhibition plans will be
fully detailed architectural plans, or indicative sketch plans comprising building
envelopes.
Officers are concerned that the analysis of the site constraints and opportunities
carried out by the consultants acting for DHHS is cursory and unreasonably
constrained by the design brief from DHHS (e.g. that there is to be no basement car
parking). To better inform Council, Council’s Urban Designer has prepared a
comprehensive analysis of the site and surrounds which has been used to prepare
an Urban Design Framework (UDF) for the site (see Appendix F of this report). The
UDF recommends buildings with a scale of between 2-7 storeys, with the tallest
buildings being nestled against the adjacent University of Melbourne Campus and
designed so that their height does not exceed the height of the University buildings.
The building heights proposed by the UDF are predicated on the provision of
basement car parking. The UDF also sets aside an area adjacent to Patterson
Reserve to provide public car parking, so that there would be no net loss of public
parking. The building envelopes recommended by the UDF facilitate the retention of
all ‘high’ and ‘moderate-value’ trees on the site.
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Council’s Urban Designer estimates that the proposed UDF would result in an overall
dwelling yield of approximately 235 apartments plus 15 townhouses, for a total of
approximately 250 dwellings.
The foregoing report seeks Council’s adoption of the proposed UDF as Council’s
preferred form of future development of the land, so that it can be used by officers in
discussions with DHHS and in submissions to the forthcoming Advisory Committee
hearings.
Issues
The following are key issues in respect of this development:











The funding model for the development is flawed and should not solely or largely
rely on the private sale of the majority of the land for the purposes of private
homes;
The failure to deliver substantially more than a 10% increase in the number of
public housing apartments on the land;
The removal of Council as the responsible authority for the site, so that the
Minister for Planning can decide any planning permit applications;
The potential bypassing of the usual public notice and third party appeal rights
afforded by the Planning and Environment Act 1987;
Whether the proposal will be fully transparent, through the exhibition of detailed
architectural plans and supporting reports;
Whether the development will satisfy the objectives of the Planning and
Environment Act 1987, in relation to social effects;
Whether the development will satisfy the requirements of the Boroondara
Planning Scheme, including in relation to the provision of car parking,
neighbourhood character and the Better Apartments Design Standards;
Whether the development will ensure there is no net loss of public car parking;
Modifications are required to the Terms of Reference for the Standing Advisory
Committee to enable full consideration of matters relevant to the objectives of the
Planning and Environment Act 1987;
The proposed Memorandum of Understanding that DHHS is requesting Council
execute unreasonably binds Council and Council officers from fairly and
reasonably representing the interests of Council and the community.

Officer's response
The following report sets out the officer’s position in respect of the issues listed
above.

Officers' recommendation
That the Urban Planning Special Committee, in relation to the proposal by DHHS to
renew and redevelop the land at 1-12 Bills Street, Hawthorn for a mix of public and
private homes, resolves to:
1. Adopt the Urban Design Framework at Appendix F as the basis for advocating
for Council’s preferred development outcomes on the land at 1-12 Bills Street,
Hawthorn.
2. Advise the Department of Health and Human Services that it declines to execute
the Memorandum of Understanding attached to its letter of 16 May 2017.
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3. Advocate for:
a) The retention of Council as the responsible planning authority for the land;
b) The delivery of substantially more than a 10% increase in the number of
public housing apartments;
c) The delivery of a ‘tenure blind’, ‘salt and pepper’ proposal;
d) A proposal that is fully compliant with the requirements of the Boroondara
Planning Scheme;
e) No net loss of public car parking;
f) Amendments to the Terms of Reference for the Social Housing Renewal
Standing Advisory Committee to remove any restrictions from considering
the appropriateness of the proposal against the objectives of the Planning
and Environment Act 1987;
g) The carrying out of public notice in accordance with the requirements of the
Act;
h) Full transparency through the publication of a full set of architectural
drawings and associated technical reports for the purposes of community
consultation during the public exhibition period;
i) The retention of third-party rights of review;
j) The funding model for the project to not be solely or largely reliant on the
private sale of the majority of the land for the purposes of private homes.

City of Boroondara

1-12 Bills Street

Page 3 of 76

Urban Planning Special Committee Agenda
03/07/17
______________________________________________________________________________________

STATUTORY PLANNING
OFFICERS REPORT
Urban Planning Special Committee
Application Number
Date Application
Received
Planning Officer
Applicant
Owner
Property Address
Proposal
Ward
Zoning

Overlays
Drainage Area of
Interest?
Aboriginal Cultural
Heritage?
Advertised?

None as yet
Not received as yet
Seuna Byrne
Department of Health and Human Services
Director of Housing
1-12 Bills Street, Hawthorn
DHHS Public Housing Renewal Program
Gardiner
Predominantly General Residential Zone 4 (GRZ4).
A small area of the site at the eastern end is included within
the Commercial 1 Zone (C1Z)
None
Yes
Yes
DHHS held public consultation meetings on 13 and 14 June
2017. Selected groups and affected neighbouring and nearby
residents were invited to attend the meetings. The meetings
were also publicised on the DHS website.
Separate consultation is reported to have taken place between
DHHS and the residents of the existing public housing
apartments on the land.
DHHS held meetings with Council officers on 30 March, 7 June
and 14 June 2017. Until the meeting held on 14 June, limited
information was provided to officers concerning the details of
what is proposed by DHHS.

Recommendation

Formal notice of any planning application or planning scheme
amendment has not yet been given.
That the Urban Planning Special Committee resolve to:
x

Adopt the Urban Design Framework at Appendix F as the
basis for advocating for Council’s preferred development
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x
x

outcomes on the land at 1-12 Bills Street, Hawthorn;
Advise the Department of Health and Human Services that
it declines to execute the Memorandum of Understanding
attached to its letter of 16 May 2017;
Advocate for:
¾ The retention of Council as the responsible planning
authority for the land;
¾ The delivery of substantially more than a 10%
increase in the number of public housing apartments;
¾ The delivery of a ‘tenure blind’, ‘salt and pepper’
proposal;
¾ A proposal that is fully compliant with the requirements
of the Boroondara Planning Scheme;
¾ The full replacement of public car parking;
¾ Amendments to the Terms of Reference for the Social
Housing Renewal Standing Advisory Committee to
remove any restrictions from considering the
appropriateness of the proposal against the objectives
of the Planning and Environment Act 1987;
¾ The carrying out of public notice in accordance with
the requirements of the Act;
¾ Full transparency through the publication of a full set
of architectural drawings and associated technical
reports for the purposes of community consultation
during the public exhibition period;
¾ The retention of third-party rights of review;
¾ The funding model for the project not to be solely or
largely reliant on the private sale of the majority of the
land for the purposes of private homes.

PLANS ASSESSED IN THIS REPORT
x Concept plans supplied to officers by DHHS at the meeting on 14 June 2017;
x Urban Design & Development Framework prepared by Council officers
BACKGROUND
Appendix A - Minister Foley Media Release, 1 December 2016
Appendix B - Bills Street, Hawthorn Renewal Q&A Sheet for Residents (of the
estate)
Appendix C - Bills Street, Hawthorn Renewal Q&A Sheet for Residents
(neighbouring) stakeholders and the community
On 1 December 2016, the Victorian Government Minister for Housing, Disability and
Ageing Martin Foley announced a $185 million investment “to redevelop public housing
at sites across metropolitan Melbourne, with an increase of at least 10 per cent in social
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housing.” The announcement flagged nine sites across Melbourne, including 1-12 Bills
Street, Hawthorn.
The Department of Housing webpage for the Hawthorn Renewal Project, describes the
project as follows 1:
“Hawthorn’s Bills Street estate has older, rundown buildings that
cost a lot to maintain.
The project will build new, modern buildings and increase the
number of social housing properties on the estate by 10 per cent.
The estate will include private housing, which will help fund the
project.
The renewed estate will have:
x
x
x
x
x

More social housing
A mix of social and private housing
New accessible homes that suit older residents, people with
disabilities, and families
A range of housing sizes
Better landscaping, outdoor facilities and community spaces”

DHHS have also released a Q&A sheet for residents of the estate and separate Q&A
sheet for neighbouring residents, stakeholders and the community (both dated 14 June
2017). The Q&A sheets reveal:
x
x

x
x
x
x

1

The exact amount of social and private housing to be delivered is not known at this
time;
“The renewal program will increase the number of 1 and 2 bedroom homes on
renewal estates, as these are in highest demand across the social housing system
in Victoria. The program will also deliver some larger homes to cater for the needs
of families”;
Residents of the estates will have first opportunity to return to their estate;
It is not yet known whether the new social housing will be managed by DHHS or by
community housing organisations;
The program will “introduce homes for private sale alongside social housing to
create a mixture of residents and help address the growing demand for housing,
especially in areas close to transport, education, work and social opportunities”;
It is not yet known how the private homes will be integrated with the social housing
homes, “we want to achieve our goal of growing social housing and creating vibrant
and integrated communities”.

www.housing.vic.gov.au/hawthorn-renewal Page last updated: 14 June 2017
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Appointment of a Standing Advisory Committee
Appendix D - Social Housing Renewal Standing Advisory Committee Terms of
Reference, May 2017
The Minister for Planning has appointed a Standing Advisory Committee (SAC) to
provide advice on the suitability of planning proposals to facilitate the redevelopment of
the nominated estates, including Bills Street. The committee has been appointed
pursuant to Section 151 of the Planning and Environment Act 1987. 2
A Terms of Reference has been created for the SAC, which identifies the following as
its purpose:
“4. The purpose of the Standing Advisory Committee is to:
a. advise on the suitability of new planning proposals prepared by
the Department of Health and Human Services (DHHS) to
facilitate renewal and redevelopment of existing public housing
estates to increase the supply of social housing; and
b. provide a timely, transparent and consultative process to
facilitate the renewal of Victoria’s social housing stock.”
The Terms of Reference set out the following matters for the SAC to consider:
“38. Matters the Standing Advisory Committee must consider:
a. All relevant submissions.
b. The appropriateness of the proposal in light of key strategies including Home
for Victorians and Plan Melbourne 2017.
c. The appropriateness of the proposal against the objectives of the Planning
and Environment Act 1987 and any other relevant provisions of the planning
schemes.
d. Whether the Minister for Planning should act as Responsible Authority for the
development site(s) and if this would expedite future planning approvals.
e. Whether the proposed changes to the planning scheme and/or planning
permits should be approved, subject to any recommended changes.”
Conversely, the Terms of Reference also set out the following matters that the SAC are
not to review or consider:
“39. It is not the role of the Standing Advisory Committee to review
or consider:
2

Section 151(1) “The Minister may establish committees to advise on any matters which the Minister refers to
them.”
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a.
b.
c.
d.

the increasing demand for one and two bedroom social housing dwellings;
the suitability of joint venture partnerships as a delivery model;
leveraging under-utilised public land to deliver an increase in social housing;
the dwelling yields needed to achieve an increase of at least 10 per cent in
social housing;
e. the appropriateness of community housing providers to administer the
provision of social housing.”
It would appear to officers that there are inherent conflicts between the matters the SAC
are required to consider at point 38c 3 and the matters the SAC are not permitted to
consider at points 39b, 39c and 39d.
It is noted that the Terms of Reference requires the public exhibition of the proposals.
This will include the Department of Environment, Land, Water and Planning (DELWP)
seeking written submissions on the proposals during a 20 business day notice period.
DELWP will be required to provide direct notice (by letter) to Council, relevant
government agencies or servicing authorities and neighbouring properties and place a
notice in a local newspaper in the first week of the notice period. DHHS will provide
notice to the existing public housing tenants. Submissions are required to be sent to
Planning Panels Victoria (PPV). Following public notice, the SAC will carry out a
directions hearing and a public hearing. Council and any party that has made a written
submission will be given the opportunity to be heard.
In relation to the public notice process, it is not clear what is meant by “the proposals”. It
is conceivable that the proposal presented by DHHS to Council and the public may not
be a fully detailed planning permit application that includes a complete set of
architectural plans. For example, rather than the full set of architectural plans that were
prepared for the Places Victoria redevelopment of the Markham Estate, DHHS may
propose a planning scheme amendment to apply an Incorporated Document or
Development Plan Overlay to the land that produces a plan that only sets out building
envelopes (i.e. building heights and setbacks) with no details regarding the number of
dwellings or the architectural style of buildings. If this approach is taken, typically further
planning permits would be required to be obtained. The concern of officers with this
approach is that it is understood that DHHS will be advocating to the SAC that the
Minister for Planning be made the responsible authority. This means any future planning
applications that arose following the approval of an Incorporated Document or
Development Plan would be submitted to the Minister for his assessment and approval
and would likely not include further public notice. It is the preference of officers that the
detail of the proposal be known upfront, so that it can be reviewed by Council and the
public via the more transparent process of the Standing Advisory Committee who in turn
3

Insofar as it relates to Section 60(f) of the Planning and Environment Act 1987 which, in setting out the matters a
responsible authority must consider, requires the consideration of “any significant social effects and economic
effects which the responsible authority considers the use and development may have.”
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should be provided with the opportunity to scrutinise the detail of the proposal.
Notwithstanding this, it is noted that there is no third-party review of the
recommendations made by the SAC to the Minister.
It is known that in the case of Bills Street, some form of planning scheme amendment
will be required to overcome the recent changes made by the Minister for Planning to
the General Residential Zone, which introduced a mandatory maximum overall building
height limit of 11.0m (12.0m on sloping sites) and 3-storeys, together with a mandatory
requirement for a minimum of 35% of the site area to be set aside as “garden area”.
Therefore, the SAC process is likely to be the first step in the obtaining of planning
approval for this development.
Site History
A review of Council’s records has revealed the following:
x
x
x
x

x

x
x

The majority of the site was sold by the former City of Hawthorn to the Housing
Commission for the sum of 2,400 pounds on 17 September 1957.
A portion of the site was gifted by the former City of Hawthorn to the Housing
Commission on 6 June 1960.
No. 1-12 Bills Street, Hawthorn is owned by the Director of Housing and is used for
the purposes of public housing. The land is currently occupied by 2 and 3-storey
buildings comprising 36 apartments.
The southern car park that is located substantially on the land owned by the
Director of Housing (and partially on land owned by Council) was constructed in
approximately 1958 by the former City of Hawthorn, at the cost of the Housing
Commission. The car park was to be maintained by Council at the cost of the
Housing Commission.
The southern car park currently contains a total of 38 car spaces, 11 of which are
set aside in a “Permit Zone” for the exclusive use of the public housing residents.
The balance of the car park (27 car spaces) is available for use by the general
public.
A further two buildings were demolished on the land in 2011. Those buildings were
believed to have contained 17 apartments (for a total of 53 public housing
apartments on the land prior to 2011).
In January 2011, an application was made to the (then) Department of Planning and
Community Development, seeking permission from the Minister for Planning to
construct a 5-storey apartment building comprising 40 public housing apartments in
the area where the two buildings were demolished. This would have resulted in a
total of 76 public housing apartments being accommodated on the land.
The application was proposed as part of the social housing initiative of the
Commonwealth Government’s Nation Building Economic Stimulus Plan. The
proposal was later abandoned for reasons not disclosed to Council.
Page 6 of 15
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DHHS has advised that the project objective of achieving a minimum 10% uplift in
the number of public housing homes on the land will be based on the pre-2011
number of dwellings on the land (i.e. the Renewal Project will achieve a minimum of
53 + 10% = 58 public housing homes).

Above: The portion of the land that was gifted by the City of Hawthorn to the
Housing Commission is highlighted in red. The balance of the site was sold to the
Housing Commission.

Above: 2010 aerial photo of the site, before demolition of the highlighted
buildings
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Above: 3D images of the 2011 Nation Building Economic Stimulus Plan proposal
that did not proceed, prepared by Jackson Clements Burrows Architects
THE PROPOSAL
Proposal by DHHS
Appendix E - DHHS Concept Plans date stamped received by Statutory Planning
on 14 June 2017 4
At a meeting with DHHS on 14 June 2017, officers were presented with a basic site
context plan and a sketch plan for discussion purposes that set out a series of proposed
building envelopes (not dimensioned) with building heights described as ranging
between 2-12 storeys. Anecdotally, officers have been advised by DHHS that the
building envelopes shown on the sketch plan would result in a dwelling yield of
somewhere between 300-400 apartments.
It is understood by officers that a number of design restrictions have been imposed on
the project architects. Council officers have requested a copy of the Director of
Housing’s brief to the project architects however it has not been provided to date.
Most notably, DHHS has advised that the development is not to include any basement
car parking. Instead, car parking would be provided in “sleeved podiums”. Multi-storey
sleeved parking is parking that occupies multiple levels above ground, with part or all of
the external edges of the car park having active uses, such as residential apartments or
offices, creating the illusion that there is no above ground parking at all. Sleeved parking
is only suitable for larger sites, as it takes a significant area to accommodate parking
bays, aisles and access ramps together with a suitable useable depth of building for
apartments. This design solution is typically used in situations where it is not possible to
provide an underground car park. For example, it is commonly used in high-rise
developments at Docklands where the proximity to water would make the provision of a
4

These plans are the same as the plans made available by DHHS for the community consultation meetings held
on 13 & 14 June 2017
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basement problematic. One of the adverse effects of sleeved parking is that it is a less
efficient use of the land. As a consequence, larger and taller building envelopes are
required.

Above: Extract of the DHHS Sketch Plan, received on 14 June 2017
Officers are concerned that the review of the site context by the consultants acting for
DHHS is cursory and has not adequately informed the resultant sketch plan. In
particular, officers are concerned that buildings with a scale of between 10-12 storeys
will tower above even the large buildings at the adjacent University of Melbourne
campus.
Preparation of an Urban Design Framework by Council officers
Appendix F - Urban Design & Development Framework Plan prepared by the
Statutory Planning Department
To better inform Councillors, Council’s Urban Designer has prepared a comprehensive
analysis of the opportunities and constraints of the site and surrounds. This document
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has been prepared with input from Council’s Traffic Engineers, Drainage Engineers,
Arborist, Property Services Department and Statutory Planning Department.
This work has then been used to inform a proposed Urban Design Framework (UDF) for
the land. 5 This means that the proposed UDF is genuinely ‘design-led’, rather than
being ‘yield-led’.
The proposed UDF sets out five (5) design objectives, as follows:
1. Integrating the site with the context and restitching the urban fabric of the area;
2. Preserving and celebrating the open character and leafy green setting of the
precinct;
3. Creating a high-quality, multi-layered public realm and a safe, walkable and
pleasant built environment that encourages people to stop and engage;
4. Creating a vibrant and pulsating heart for the precinct centred around Bills Street
and the green corridor, anchored by the Bills Street shops east, to promote social
interaction and a sense of community and belonging;
5. Capitalizing on the land topography and existing building form conditions to inform
the typology, scale and form of new buildings and maximise density and yield.
The proposed UDF recommends buildings with a scale of between 2-7 storeys, with the
tallest buildings being nestled against the University Campus and designed so that their
height (relative level) does not exceed the height (relative level) of the University
buildings.
The UDF “envisages an exemplary medium density housing development with a clear
hierarchy and structure, a refined quality and high amenity, complemented by an
intricate, multi-layered network of green spaces and movement corridors that extend out
and beyond to integrate seamlessly with the area’s urban fabric and sensitive parkland
environs”.
Facing Robinson Road, the UDF recommends the provision of town house- style
apartments, in buildings with a height of 2-storeys, rising to 3-storeys at the rear.
Where the site has an interface with Patterson Reserve and the rear yards of homes in
Burgess Street, the UDF recommends two (2) apartment buildings with a height of 3storeys and a setback of 12m, rising to 5-storeys and a setback of 15m from the
southern boundary. This setback allows for the retention of a number of existing trees,
including trees nos. 4-8 6 and trees nos. 2, 3 and 9 7 and exceeds the requirements of
5

A UDF is a site or region specific document that sets out a physical interpretation of the preferred visions and
strategies for that site or region. It is used to guide future development of the specific site or region and typically
includes design objectives, building setbacks and building heights. Once adopted, UDFs can be given status in the
planning scheme through the preparation of a planning scheme amendment. This often takes the form of a DDO
with a complementary planning policy.
6
Council’s Arborist advises that Trees Nos. 4-8 have a “high landscape value”.
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Rescode. It is noted that the UDF seeks the retention of a number of other trees
throughout the site. 8
The UDF recommends the creation of a new network of pedestrian paths through the
site, to provide improved connections from Bills Street and the University into the
Reserve. The creation of these public spaces between the buildings assists in breaking
down their size and in creating view-lines to the park.
At the eastern end of the site, facing Bills Street, the UDF recommends the creation of a
public plaza that incorporates the significant tree (Tree No. 1), suggesting that streetlevel activity in the new public space would be complemented by the incorporation of
community facilities or meeting spaces.
The building heights proposed by the UDF are predicated on the provision of basement
car parking. The UDF also sets aside an area adjacent to Patterson Reserve to provide
public car parking, so that there would be no net loss of public parking.
Council’s Urban Designer estimates that the proposed UDF would result in an overall
dwelling yield of approximately 235 apartments plus 15 townhouses, for a total of
approximately 250 dwellings.
This report seeks Council’s adoption of the proposed UDF as Council’s preferred form
of future development of the land, so that it can be used by officers in discussions with
DHHS and in submissions to the forthcoming Advisory Committee hearings.
Memorandum of Understanding prepared by DHHS
Appendix G - DHHS Letter and proposed Memorandum of Understanding, dated
16 May 2017
Correspondence from DHHS dated 16 May 2017 to Council seeks the signing of a
Memorandum of Understanding (MoU) between the Director of Housing and the City of
Boroondara.
A review of the MoU by officers has identified a number of serious concerns. Most
notably, the MoU appears to stifle and constrain Council’s current role as the
responsible authority for the land. For example, the MoU requires:
x

That Council cooperate with the Director of Housing to achieve the successful
planning, design, delivery and completion of the Projects;

7

Council’s Arborist advises that Trees Nos. 2, 3 and 9 have a “moderate retention value”.
Overall, the UDF seeks the retention of Trees Nos. 1, 2, 3, 4-8, 9, 10, 11, 14, 15, 16, 18, 20, 21, 22 of the 24 trees
identified on the land (including street trees).
8

Page 11 of 15

______________________________________________________________________________________
City of Boroondara

1-12 Bills Street

Page 14 of 76

Urban Planning Special Committee Agenda
03/07/17
______________________________________________________________________________________

x
x
x
x

x

That Council work together with the Director of Housing to mitigate risks to the
Projects;
That Council will work to achieve the successful implementation and completion of
the Projects and ensure a value for money outcome for all parties;
That any intellectual property prepared by Council and its officers would vest in the
Director of Housing upon creation;
The MoU and any information arising from the project to remain confidential, unless
the information is at the time already in the public domain or is required to be
communicated to a person who is authorised by any law to receive it or was
consented to by both the Director of Housing and the Council;
That any Council employees obtaining access to any information relating to or
arising from the MoU sign an Individual Confidentiality Undertaking;

The MoU would be binding on Council until 1 January 2022.
The proposed MoU is considered to contain serious matters of inequity. Officers
recommend that Council not execute a Memorandum of Understanding unless that
MoU:
x
x
x
x

Preserves Council’s role as the responsible planning authority;
Undertakes to preserve the community’s rights in relation to public notice and thirdparty review;
Sets out that detailed architectural plans will be prepared for the purposes of public
consultation/public notice;
Does not include any requirements in relation to confidentiality.

OTHER MATTERS FOR CONSIDERATION
Social and economic impacts
Pursuant to Section 60(1)(f) of the Planning and Environment Act 1987 (the Act), before
deciding on an application, the responsible authority must consider “any significant
social effects and economic effects which the responsible authority considers the use or
development may have.”
Social effects are not defined in the Act, but typically include the effects of a proposal
on:
x
x
x
x

The demand for use of community facilities and services;
Access to social and community facilities;
Choice in housing, shopping, recreational and leisure services;
Community safety and amenity; and
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x

The needs of particular groups in the community. 9

The delivery of a ‘tenure blind’ project
The Q&A sheets prepared by DHHS indicate it is not yet known how the social housing
will be integrated with the private housing. DHHS officers have advised that the social
housing will be ‘tenure blind’. It is the view of Council officers that ‘tenure blind’ means
that public housing is indistinguishable from private housing in all manners. This
includes the provision of car parking and private open space. However, as with the
Markham Avenue development, officers are concerned that the DHHS interpretation of
‘tenure blind’ is limited to the appearance of the building (i.e. the same external
materials and finishes are used).
A recent paper prepared by University of Melbourne researchers, Abdullahi Jama and
Dr Kate Shaw10, is critical of the State Government’s program of mixed-tenure
development, with 1950s walk-up flats being demolished and replaced with a
segregated mix of public and private housing. The Paper notes that “policies to
introduce a public-private tenure mix tend to be implemented through two main design
principles: ‘salt and pepper’ or ‘block by block’. The former creates a fine grained mix
within buildings and streets, whereas the latter balances the demographics at a wider,
neighbourhood scale but retains homogeneity of tenure within individual buildings or
precincts.”
Officers strongly advocate for a genuinely ‘tenure blind’, ‘salt and pepper’ approach.
The funding model for the project
No announcements have been made in relation to the full funding model for the project,
other than that the provision of private homes will be used to fund the supply of public
homes and that $185 million has been committed by the State Government to the
delivery of the 9 renewal projects. It is not known whether any of the funding is for the
construction of the project. It is also not known whether the Government has set a
requirement that the construction of the public housing be “cost neutral to the Victorian
tax-payer”, as they did with the Markham Avenue project.
Officers have a fundamental objection to the sale of public land for private gain.
Particularly where the net community benefit is the delivery of only a 10% increase in
the number of public housing apartments, together with the delivery of replacement
public housing stock that should never have been left to deteriorate to the state it has. It
is considered that the current project brief will not make a sufficiently meaningful impact
9

Source: Paper by Laurie Hewet, Senior Member, VCAT: “Significant Social Impacts and Community Participation Community Input into Development Assessment Decision Making in Victoria in the Light of Recent Amendments to
the Planning and Environment Act 1987” for the Australasian Conference of Planning and Environment Courts and
Tribunals, 11-14 October 2016
10
“Why do we need social mix?”, paper submitted to Housing Studies, June 2017
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on the waiting list for public housing to warrant the permanent loss of publicly owned
land.
The University of Melbourne Paper notes that one of the Government’s objectives in the
delivery of mixed-tenure public and private housing projects is to balance the social mix
by diluting areas of entrenched disadvantage. The Paper concludes that:
“It is apparent that the primary beneficiaries of the public housing
redevelopment model in inner-Melbourne are, firstly, the state
government, with newer stock to manage from low financial outlay;
and the developers and surrounding property owners. The lowincome communities the model is purported to support see little
benefit other than to those individuals who are lucky enough to
move into the substantially improved if diminished stock of public
housing in the area. This is important. A fully-funded state housing
replacement program, partnering with non-profit housing
associations if necessary and focussed on increasing the social
housing stock, would deliver better results. The privatisation of
sections of public housing estates under the guise of social mix is
unlikely to deliver the progressive social agenda suggested at the
outset. This is becoming more obvious as the redevelopment
program proceeds, and the outcomes are far from certain.”
Officers recommend that Council advocates for changes to the Terms of Reference for
the Social Housing Renewal Standing Advisory Committee, to enable the making and
consideration of submissions in relation to:
1. The suitability of joint venture partnerships as a delivery model;
2. Leveraging under-utilised public land to deliver an increase in social housing;
3. The dwelling yields needed to achieve an increase of at least 10 per cent in social
housing.
As it currently stands, officers are of the view that the above limitations in the Terms of
Reference limit the Standing Advisory Committee from considering the appropriateness
of the proposal against the objectives of the Planning and Environment Act 1987.
The statutory process
It is understood that DHHS will be advocating to the SAC that there be a planning
scheme amendment to change the “responsible authority” for this site from Council to
the Minister for Planning.
While officers support the undertaking by DHHS of this ‘pre-application’ consultation
process with Council and the community, Council officers remain sufficiently
experienced to process a planning permit application for multi-dwellings of the scale and
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density proposed in a timely manner. There is no genuine need to remove Council from
its ordinary role as the responsible authority, or to remove the community’s third-party
review rights.
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Martin Foley
Minister for Housing, Disability
and Ageing

Thursday 1 December 2016

MORE THAN 1100 PUBLIC HOUSING HOMES SET FOR REDEVELOPMENT
The Andrews Labor Government is investing $185 million to redevelop public housing properties at sites across
metropolitan Melbourne, with an increase of at least 10 per cent in social housing.
Minister for Housing, Disability and Ageing Martin Foley made the announcement at Prahran at one of the estates
earmarked for redevelopment and said residents may see contractors undertaking initial site investigations.
Stage one of the redevelopment includes 1100 properties across nine sites in Brunswick, North Melbourne,
Heidelberg West, Clifton Hill, Brighton, Prahran, Hawthorn, Northcote and Ascot Vale.
Most properties to be redeveloped are low-rise, typically rundown and have high maintenance costs. They will be
replaced with a mix of apartments and townhouses that meet relevant building and energy efficiency standards.
Plans for each site will be developed with input from residents, community and other stakeholders. Proposed
land uses, scale and type of new residences and recreational spaces will also be included.
Consultation will commence early next year to begin the planning process with work to start in early 2018 on
many sites.
Current tenants will not relocate for some time and every effort will be made to minimise any disruption. Tenants
will also have first option to return to the estate once work has completed.
In addition, the first 52 vacant parcels of land have been identified as part of the $60 million program to increase
the number of social housing properties on land currently owned by the Director of Housing.
These 52 parcels of land are expected to create almost 100 homes.
The program will initially work in partnership with registered housing associations and private sector builders
across 13 suburbs in the western corridor. Expressions of interest will close mid-February 2017.
Quotes attributable to Minister for Housing, Disability and Ageing Martin Foley
“A community of good people has been condemned to live in properties built in the ’60s that are, at best,
rundown. This investment will enable us to build properties that are better suited to their needs.”
“For the last two years we’ve been putting people first – by restoring the previous Liberal Government’s cuts to
housing and ensuring we have the most targeted support for people in need.”
“This program of renewal will improve conditions for tenants, provide more housing and help shape a vibrant new
future for residents and the broader community.”
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Bill Street, Hawthorn renewal
Questions and answers for residents: renewal program

Improving the quality and number of homes at Bill Street, Hawthorn
The Victorian Government is committed to better meeting the housing needs of Victorians. That’s why we are
planning to redevelop ageing public housing estates into vibrant, better-connected neighbourhoods where people
can live in housing that is safe and secure, and meets modern standards. The Bill Street, Hawthorn renewal is part
of the Public Housing Renewal Program.

What is the Public Housing Renewal Program?
The Public Housing Renewal Program will renew existing homes on public housing estates across metropolitan
Melbourne. The Victorian Government has committed $185 million to the program as part of an announced $2.7
billion in support for social housing and homelessness. The program will result in a 10 per cent increase of social
housing homes across the renewal estates.
This project will be staged over a number of years. Our initial focus is on estate-by-estate assessments, and
sounding out potential partners on how to best deliver better social housing at each estate.

Will renewed homes cater for large families?
The renewal program will increase the number of 1 and 2 bedroom homes on renewal estates, as these are in
highest demand across the social housing system in Victoria. The program will also deliver some larger homes to
cater for the needs of families.
Residents will have first opportunity to return to the estate. If residents request to return to the renewed estate, we
will assist them with moving back through the right to return process.
The department has existing larger homes that may be available during the renewal program, and we will work with
residents to explore other options where required, including community housing and private rental properties.

How will the renewed estates be integrated with the surrounding
community?
We are working with residents, communities and councils to explore ways to build communities and create
opportunities for local residents and neighbourhoods, where possible. We will actively seek input and ideas at the
renewal consultation sessions and the planning process. We are also assessing how support services can work
with us to help the renewed estates succeed.
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How will local employment opportunities be supported?
The renewal program will include the Public Tenant Employment Program. This program can help residents across
Victoria gain hands on experience and training, and create pathways to meaningful employment. The Public
Tenant Employment Program has delivered great success, matching hundreds of people looking for work with real
jobs, training and apprenticeships. We anticipate that the renewal program will add to these successes.
The renewal program will also involve the Major Projects Skills Guarantee. In this program, development partners
will be encouraged to maximise the use of local apprentices, trainees and engineering cadets.
We will also apply the Victoria Industry Participation Policy, which aims to improve opportunities for local suppliers
to create more new jobs and grow the economy.

Will the new homes be public or community housing managed?
We do not yet know whether homes on the renewed estates will be managed by the department or community
housing organisations. For residents who wish to remain in public housing, we will work with residents to find
suitable homes managed by the Director of Housing. If residents choose to move back to a renewed estate
managed by a community organisation, we will negotiate lease terms that include ongoing tenure.

Will the new homes be different to what we have now?
The homes we are building as part of the renewal program will meet modern building standards that are far better
than those applied when homes were constructed. All homes will be built to ‘Better Apartments Design Standards’
(March 2017), Clause 55, Victoria Planning Provision or the Higher Density Residential Development Guidelines.
New homes will be more efficient to heat and cool with an average 7 star energy rating. All homes on the renewed
estates will include individual laundries.
Homes on the renewed estates will be accessible for people with different mobility needs. Many homes will also be
adaptable to specific and changing needs of residents – in line with current building standards. The exact number
of homes catering for special needs will be determined by the planning process.

Will the outdoor and community spaces at Bills Street, Hawthorn be
renewed?
We will work closely with community services and residents to minimise any disruption to existing programs, like
Homework Clubs, during the renewal process. Some services and programs operating out of facilities on a renewal
estate may have to consider alternate locations during the renewal process.
We will include new open spaces such as playgrounds in our renewal designs. Specific details will be worked out
for each estate as part of the planning process and in conversation with the residents and stakeholders.

Will spaces be allocated for community groups and services?
We are working on an estate-by-estate basis to understand the requirements of community groups and services.
Community groups and services are encouraged to contact us to talk about their requirement for space – email
Housing Renewal <housing.renewal@dhhs.vic.gov.au>.

How can I participate?
• Attend a consultation drop-in sessions at your estate – check details on the Housing website’s Hawthorn
renewal page <http://www.housing.vic.gov.au/hawthorn-renewal>
• Register your interest in receiving email updates – email Housing Renewal
<housing.renewal@dhhs.vic.gov.au>
• Complete our online survey <https://www.surveymonkey.com/r/Hawthornrenewal>
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How can I find out more information?
• In person at your local housing office
• Online at the Housing website’s Hawthorn renewal page <http://www.housing.vic.gov.au/hawthorn-renewal>
• Phone 13 11 72
• Email Housing Renewal <housing.renewal@dhhs.vic.gov.au>

Who can I contact for additional advice?
The Victorian Public Tenants Association (VPTA) plays an important role in supporting tenants. For more
information contact the VPTA:
• Phone 1800 015 510
• Email Victorian Public Tenants Association <admin@vpta.org.au>
• Victorian Public Tenants Association website <www.vpta.org.au>

To receive this publication in an accessible format email Housing Renewal
<housing.renewal@dhhs.vic.gov.au>
Authorised and published by the Victorian Government, 1 Treasury Place, Melbourne.
© State of Victoria, Department of Health and Human Services April, 2017
Available on the Housing website’s Hawthorn renewal page
<http://www.housing.vic.gov.au/hawthorn-renewal>
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Bill Street, Hawthorn renewal
Questions and answers for residents, stakeholders and the
community

Improving the quality and number of homes at Bill Street, Hawthorn
The Victorian Government is committed to better meeting the housing needs of Victorians. That’s why we are
planning to redevelop ageing public housing estates into vibrant, better-connected neighbourhoods where people
can live in housing that is safe and secure, and meets modern standards. The Bill Street, Hawthorn renewal is part
of the Public Housing Renewal Program.

What is the Public Housing Renewal Program?
The Public Housing Renewal Program will renew existing homes on public housing estates across metropolitan
Melbourne. The Victorian Government has committed $185 million to the program as part of an announced $2.7
billion in support for social housing and homelessness. The program will result in a 10 per cent increase of social
housing homes across the renewal estates.
This project will be staged over a number of years. Our initial focus is on estate-by-estate assessments, and
sounding out potential partners on how to best deliver better social housing at each estate.

Why renew these estates?
We are replacing ageing public housing with new homes. The new homes will be built to modern standards and
better suit the ongoing needs of Victorians. The program will also introduce homes for private sale alongside social
housing to create a mixture of residents and help address the growing demand for housing, especially in areas
close to transport, education, work and social opportunities.

How much additional housing will be built?
The exact amount of social and private housing to be delivered is not known at this time.
The amount of housing for each estate will be determined by the planning process that is underway now. We will
grow the number of social housing homes across the renewal estates by at least 10 per cent. We will also
introduce private homes at each estate. The number of families living at renewed estates will depend on which
residents choose to move back, other social housing residents that may move to the area, and the residents who
move into the private homes.

Will there be fewer social housing residents at the estate after the renewal?
The renewal program will increase the number of social housing homes across the renewal estates by at least 10
per cent. This will mean we can give more Victorian families affordable, safe and modern housing.
Many of the homes delivered will be 1 and 2 bedroom homes as these are in highest demand in Victoria. We
anticipate that some larger households and families may decide to permanently move to larger homes outside the
estate as part of the renewal process.

How will private homes be mixed in with social housing homes?
We’re investigating how we can best mix together the private and social homes at each estate. We want to achieve
our goal of growing social housing and creating vibrant and integrated communities.
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How many private homes have to be built to fund renewal of the public
homes?
The Victorian Government has provided $185 million towards the renewal of the estates. This provides the seed
funding required to start the renewal process. We are exploring different financial models, including the sale of
public land and the sale of private homes on public land, to help fund the balance of the renewal program. We
understand there is a housing supply shortage in metropolitan Melbourne and we are aiming to provide a range of
housing options at each of the estates.

Will the outdoor and community spaces at Bill Street, Hawthorn be
renewed?
We will include community spaces and new open spaces such as playgrounds in our renewal designs. Specific
details will be worked out for each estate as part of the planning process and in conversation with the residents and
stakeholders.

Will the renewal program improve internal roads and local parking?
We anticipate that renewal will result in a redesign or realignment of some roads, parking and local services to
provide a holistic approach to the renewed neighbourhoods. We will work closely with local councils, VicRoads and
other stakeholders to identify opportunities to improve roads, parking and local services as part of the planning
process.

How will local safety and security concerns be addressed through the
renewal program?
Our renewal planning will consider local safety and security concerns. We will build new homes to modern building
and design standards with upgraded public lighting at each estate.

Will spaces be allocated for private business?
This may be the case on some renewal estates. Specific details will be worked out on an estate-specific basis as
part of the planning process.

Will spaces be allocated for community groups and services?
We are working on an estate-by-estate basis to understand the requirements of community groups and services.
Community groups and services are encouraged to contact us to talk about their requirement for space – email
Housing Renewal <housing.renewal@dhhs.vic.gov.au>.

Will support services be provided on the renewed estate for residents?
We are working on an estate-by-estate basis to understand the service requirements of residents. We will work
closely with residents and their existing support services to minimise any disruption caused by the renewal
process. Where a resident doesn’t have established support services, we’ll seek their consent to engage additional
support to assist with their move.
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How can I participate?
• Attend a consultation drop-in sessions at your estate – check details on the Housing website’s Hawthorn
renewal page <http://www.housing.vic.gov.au/hawthorn-renewal>
• Register your interest in receiving email updates – email Housing Renewal
<housing.renewal@dhhs.vic.gov.au>
• Complete our online survey <https://www.surveymonkey.com/r/Hawthornrenewal >

How can I find out more information?
• In person at your local housing office
• Online at the Housing website’s Hawthorn renewal page <http://www.housing.vic.gov.au/hawthorn-renewal>
• Phone 13 11 72
• Email Housing Renewal <housing.renewal@dhhs.vic.gov.au>

To receive this publication in an accessible format email Housing Renewal
<housing.renewal@dhhs.vic.gov.au>
Authorised and published by the Victorian Government, 1 Treasury Place, Melbourne.
© State of Victoria, Department of Health and Human Services April, 2017
Available on the Housing website’s Hawthorn renewal page
<http://www.housing.vic.gov.au/hawthorn-renewal>
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Urban Planning Special Committee Agenda

Site & Contextual Analysis
•

The subject site is described as 1-12 Bills Street, Hawthorn. Bills Street runs from
Auburn to Robinson Roads but is closed to vehicles adjacent to the eastern
end of the subject site.

•

The site is located at the south-west end of the municipality, to the north-east
of Gardiners Creek and the Monash Freeway and west of Auburn Road. It is
in close proximity to major roads and activity corridors including Toorak Road
and Toroonga Commercial Corridor, which is less than 700 metres south of the
site, occupying the north-east corner of the intersection of Toorak and Auburn
Roads. Glenferrie Road, a major activity centre, is less than 700 metres west of
the site, while Riversdale Road, a primary east-west corridor through Boroondara, is some 900 metres north of the site.

•

Immediate abuttals include the University of Melbourne - Hawthorn Campus
to the north and north-east, the Bills Street shops and Auburn Road to the
east and Robinson Road and Patterson Reserve to the west. The site shares its
southern boundary with a number of residences and Patterson Reserve - Hawthorn Hockey Ground.

•

The site has a total area of approximately 10326 square metres, the combined
areas of the two parcels that make up the property. However, the site area as
documented by Council’s Rates Department and in the GIS system equates
to 8505 square metres, which presumably excludes Bills Street and the public
car park in the south-west corner of the site.

•

The subject site seen in the immediate and broader context.

There are eight (8) existing buildings on the site, all used for social housing. The
site initially contained 10 buildings, however two located in the south-east corner of the site have been demolished. The demolition of the two, 2 and 3-storey buildings was undertaken as part of the 2011 application by DHS, which
proposed to replace those with one, 5-storey building comprising 40 dwellings.
The demolition also saw the removal of all vegetation in this location. The proposed development was to be funded under the Social Housing Initiative of
the Commonwealth’s Nation Building Economic Stimulus Plan. This project did
not proceed. Rendered images of the proposal are provided below.
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Planning Policy Context
•

The subject site falls in the General Residential Zone Schedule 4 - Super-Sized
Lots. One of the purposes of the GRZ is to encourage development that
respects the neighbourhood character of the area and provide a diversity
of housing types and housing growth particularly in locations offering good
access to services and transport.

•

As per the Planning Scheme Amendment VC110, gazetted on the 27th of
March 2017, any dwellings or residential buildings in the GRZ must not exceed
WKHPD[LPXPEXLOGLQJKHLJKWVSHFLÀHGLQDVFKHGXOHWRWKLV]RQH,IQRPD[LPXPEXLOGLQJKHLJKWRUPD[LPXPQXPEHURIVWRUH\VLVVSHFLÀHGLQDVFKHGXOH
to this zone, as is the case for the GRZ4, the building height must not exceed
11 metres, and the building must contain no more than 3 storeys at any point.
A few exceptions are permissible, but none of them applies to the site.

•

If the State Government wishes to develop the land to a higher yield than
would be possible with the current height limits, it will need to amend the
Planning Scheme.

•

As mentioned above, adjoining the site to the north is the University of Melbourne - Hawthorn Campus, which falls in the Public Use Zone 2. This zone applies to land used for educational purposes. To the south, the site is bordered
by NRZ3 - Neighbourhood Residential Zone Schedule 3 and PPRZ (Public Park
& Recreation Zone), making this interface the most sensitive. A small area of
Commercial 1 Zone abuts the site to the east, at its southern end. This land is
occupied by the Bills Street Shops - a Local Neighbourhood Activity Centre.

•

The Land Title PlanUHYHDOVWKDWWKHVLWHFRPSULVHVWZR&HUWLÀFDWHRI7LWOHV 3DUcels), both known as Lot 1 in two different instruments, as detailed below:
1. Lot 1 (large parcel) on Title Plan 242273Y from Parent Title Volume 03271
Folio 002, created by Instrument A405916 on 19/06/1957.
2. Lot 1 (small parcel) on Title Plan 238885P from Parent Title Volume 03271
Folio 002, created by Instrument A987341 on 08/06/1960.

Top: The subject site is zoned GRZ4 - Super-Sized Lots.
Bottom: Land Title Plans superimposed on the site in the aerial photo below.

The larger parcel 1 is encumbered by Easement 1, a 1.8metre wide MMBW
easement that runs diagonally from south to north in a “dog-leg” alignment,
as depicted on the bottom right diagram. The large parcel includes Bills Street
and the Robinson Road car park that occupies the south-west corner of the
site. Investigations have revealed that the car park was constructed by the
City of Hawthorn at the cost of the Housing Commission in circa 1958. The car
park was to be maintained by Council at the cost of the Housing Commission.
The car park includes 38 spaces, mostly used by the reserve users, except for
11 spaces marked as permit zones for the Housing Commission dwellings.

Page 2
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Site Analysis - Easements
•

According to Council’s GIS maps, there are several encumbrances to the site.
As may be appreciated from the top right diagram, a large portion in the southeast corner falls within the ‘Estimated Overland Flow’ and the south-west corner is
taken up by Council’s car park.

•

Detailed advice from Council’s Drainage Unit has outlined the various drains/
pipes contained within the site, emphasising that a detailed survey plan would be
required to determine the exact location/alignment of all pipes/drains.

Council storm water drain

The location and alignment of Council’s drain, as depicted on a 1950s construction plan for Bills Street (bottom diagram), suggests that the drain enters the
site further north than the GIS representation (top diagram) before diagonally
traversing the south-east corner of the site. The actual location of the drain will
determine where buildings or works can be placed. The drain is protected under
the Water Act by an implied easement and no buildings or works can be placed
within one lateral metre of the actual drain or pits.

2YHUODQGVWRUPZDWHUÁRZSDWK

The ‘Estimated Overland Flow’ depicted in GIS indicates that during extreme rainIDOOHYHQWVÁRZLQH[FHVVRIWKHFDSDFLW\RIWKHVWRUPZDWHUSLSHGUDLQZLOOQHHG
WRWUDYHORYHUODQG7KLVRYHUODQGÁRZZLOOIROORZWKHORZHVWJHRJUDSKLFDOSRLQW
EDVHGRQWKHQDWXUDOJURXQGWRSRJUDSK\&RXQFLO·VÁRRGPDSSLQJZKLFKLVGXH
to be completed by the middle of this year will provide a better assessment of the
OLNHO\H[WHQWRIWKLVRYHUODQGÁRZSDWKEXWLWZLOOVWLOOEHQHFHVVDU\IRUDVLWHVSHFLÀF
analysis to be commissioned by the developer. An interim assessment of the likely
H[WHQWRIÁRRGLQJLVVKRZQLQOLJKWEOXHRQWKHULJKWERWWRPGLDJUDP,WZLOOEH
necessary for any development of the site to allow the passage of overland storm
ZDWHUÁRZVDQGHQVXUHWKDWDQ\QHZEXLOGLQJVRUZRUNVGRQRWDGYHUVHO\LPSDFW
RQEXLOGLQJVZLWKLQWKHGHYHORSPHQWRULQFUHDVHWKHULVNRIÁRRGLQJWRVXUURXQGLQJ
properties.

The top diagram shows the subject site with all the easements as depicted on Council’s GIS maps.
7KHERWWRPGLDJUDPGHSLFWVWKHGUDLQV·ORFDWLRQ RYHUODQGÁRZSDWKDVSHUDVFRQVWUXFWLRQ
plan for Bills Street.

Yarra Valley Water Sewers

7KHORFDWLRQRI<DUUD9DOOH\:DWHU·VVHZHUVQHHGVWREHFRQÀUPHGE\<DUUD
Valley Water and on-site. The GIS map indicates that a sewer bisects the parcel
of the land south of Bills Street and this sewer appears to be contained within the
easement provided on the Title Plan. As this sewer appears to largely service the
H[LVWLQJ'+6SURSHUWLHVWKHUHZRXOGEHVRPHÁH[LELOLW\LQUHORFDWLQJLWZLWKLQD
re-developed site. However, a branch line of this sewer that heads east along Bills
Street, may service at least one property located outside of the existing development. Council’s GIS also shows another Yarra Valley Water sewer which traverses
the south-east corner of the site. This sewer is not contained within an easement
but would be protected under the Water Act by an implied easement. This sewer
appears to service properties that are outside of the development.
Page 3
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Site Analysis - Existing Trees

Left diagram:

$QDVVHVVPHQWE\&RXQFLO·V$UERULVWKDVLGHQWLÀHGWUHHVZLWKLQRUDGMDFHQWWR
the subject site. These trees have been examined and documented below:

An aerial photograph of the
subject site showing all existing
trees. An inventory of all trees is
attached to this urban design
framework.

•

•

Trees 14, 15, and 16 are on the nature-strip, and trees 20 and 21 are on the
neighbouring property. These must be considered in any development
of the site. Encroachments of buildings and works into the Tree Protection
Zones (TPZs) should not be greater than 10%.

Left to right below:
Trees 1, 11 and 22, are of high
landscape value and in good
condition. New development
should consider their TPZs and
canopies.

Trees 1, 11 and 22 are of high landscape value and are in good condition.
Retaining these would be a priority in a new development. The design
should consider the TPZ of these trees as well as the space required for their
canopies as well as future growth. Encroachments into their TPZs should not
exceed 10%.

•

Trees 4 - 8 are a close grown group in good condition at the rear of 3 Burgess Street. These have a high landscape value as a group and would assist
in screening any new development from the existing residential properties.
Encroachments into their TPZs should not exceed 10%. .

•

Trees 2, 3, 9, 10 and 18 are of moderate retention value. Retention of these
trees is preferable.

•

Trees 12, 13, 17, 19, 23 and 24 are of low landscape value and their retention is not warranted. They are small trees that could be replaced through
replanting.

Trees 4-8

Left Image:
Trees 4-8 inclusive
have a high landscape value and
are in good condition, worth retaining and can work
as a buffer to the
adjacent southern
neighbours along
with Trees 2 & 3.

Trees 9, 10 and 18 are of
moderate retention value. Their
retention is preferable.
Tree 9 along with Trees 2, 3 and
4-8 fall within an ‘estimated
RYHUODQGÁRZ·DUHDDQGZRXOG
most likely need to be retained
as no buildings are permitted in
this area.

Tree 1

Tree 11

Tree 22

Tree 9

Tree 10

Tree 18

Trees 2&3

Right Image:
Trees 2 & 3 are of
moderate retention
value. Their retention is preferable.
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Existing Site Conditions - Streetscapes
The images to the right
show various streetscapes
within and around the Bills
Street housing estate. The
images demonstrate the
following characteristics:

2
3

4

5 7
6

1.

1

2.
3.
4.

Natural green, leafy
character;
Diverse building forms
and typologies;
Considerable landfall
and,
Varied building scale
and heights.

1
2

3
4

Above: A view of Auburn Road, at its intersection with Bills Street, looking south - Bills Street shops to the right.
Below: A view of Auburn Road, at its intersection with Bills Street, looking north - UoM buildings to the left.

5
6

7
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Existing Conditions - Space Between Buildings
•

Existing buildings are designed as objects in space with landscaping surrounding them. Bills Street runs east-west bisecting the site into two blocks. Bills Street
is closed to vehicles adjacent to the eastern end of the subject site.

•

The site is fairly permeable for pedestrians, providing east-west, north-south
and north-east to south-west connections through the site. The existing
network of walkways and footpaths helps integrate the super block with its
surroundings and enhance walkability within the precinct. Any future development of the site should maintain and enhance the existing network of
footpaths and walkways through the site.

•

A fairly sizeable portion of the site is currently dedicated to paved at-grade
car parking area, which takes up valuable land that could be used more
HIÀFLHQWO\

•

The current network of pathways and open spaces gives the estate a soft
natural appearance and a leafy character while maintaining views to the
greenery and vast parkland areas to the west and south-west. Maintaining
the sense of openness and generosity of space in any new development of
the site through a carefully laid-out network of streets, pathways and open
spaces would not only improve pedestrian amenity and safety but also help
genuinely integrate new development with its context.

NO

1

2

3

4

5

RT

H

6

8

3
2 1

4

7

5
6

7

8
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Existing Site Conditions - Buildings
•
•

1

Existing buildings on the site vary in height and typologies with the lowest
buildings being single and double storey dwellings interspersed with three
VWRUH\EORFNVRIÁDWV
Buildings around the site range from 1-2 storey dwellings to the south and 1-2
storey shops to the south-east to 4-5 storey institutional buildings to the north
and north-east.

2
3

Image 9
7

3

5
9

NORTH

1

2

4
5

4

6
6

8
7

8
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Opportunities & Constraints

Image 1 Left:
Bills Street, as seen upon entry from
Robinson Road. Seen in the distance
WRZDUGVWKHHQGLVWKHODUJHVLJQL¿FDQW
tree (Tree 1) at the northeast corner of
the site where it abuts the shops.

Redevelopment of the estate presents many opportunities and can bring about
many improvements to the site and the broader precinct. Some of the many opportunities the site offers include:
•
•
•
•
•

1

Building on the existing network of pedestrian links and connections through
and around the site to enhance walkability and integrate the site with its
setting;
Capitalising on the existing views toward the creek and large areas of parkland by retaining and extending existing view corridors where possible;
Capitalising on the local shopping centre east of the site as a key generator
of activity and extending this activity west to create a beating heart for the
development;
(IÀFLHQWO\DQGLQWHOOLJHQWO\H[SORLWLQJWKHVWHHSWRSRJUDSK\DQGODQGIDOOWRWKH
south-west to maximise yield; and
Reinstating and enhancing the street edge condition along Robinson Road
and Bills Street.

2
Image 2:
Bills Street shops as seen
from the northern side of
Bills Street.
Image 3:
Bills Street - the road
closure at the Auburn
Road end, seen along with
buildings and trees on both
sides of the street.
Opportunity to create a
gathering space at the
eastern end, capitalizing
on the activity generated
by the shops, to create a
sense of community and a
beating heart for the place.
Image 4 & 5:
Robinson Road looking
south and south-east, toward the intersection with
Bills Street, respectively.
Opportunity to introduce
2-3 storeys high terraces
along the west and southwest boundaries of the site
as a low scale interface
with Robinson Road and
the parkland south.

3

4

5
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Opportunities & Constraints (cont.)
On the other hand, there are a number of constraints that could present some design chalOHQJHVLQSDUWLFXODUWKHGUDLQDJHDQGVHZHUDVVHWV HDVHPHQWV,GHQWLÀHGFRQVWUDLQWVDUHDV
follows:
•

The location and alignment of the Yarra main sewer that traverses the site diagonally and
is denoted on the Title Plan as Easement 1 (1.8m wide). The alignment is generally depicted on image 6 below in dashed yellow line.

•

7KH¶HVWLPDWHGRYHUODQGÁRZ·DUHDDVVRFLDWHGZLWK&RXQFLO·VVWRUPZDWHUGUDLQ P
ZLGH DQGWKHRYHUODQGVWRUPZDWHUÁRZSDWKJHQHUDOO\GHSLFWHGRQLPDJHLQEOXH
colour.

•

Other constraints include the sensitive interface shared with the adjacent dwellings to the
south, which fall in NRZ3, and the Gardiner’s Creek environs to the south and south-west.
,QDGGLWLRQDQXPEHURIH[LVWLQJWUHHVKDYHEHHQLGHQWLÀHGDVRIKLJKODQGVFDSHYDOXH
warranting their retention.

•

While the constraints listed above may present challenges, there is in fact a nexus between many of them, which, if exploited well, can work to the development’s advantage.
)RULQVWDQFHWKHHDVHPHQWDVVRFLDWHGZLWKWKHRYHUODQGVWRUPZDWHUÁRZSDWKFRLQFLGHV
with a group of high value trees that line the rear boundary and can act as a buffer to
address the sensitivities associated with the adjacent dwellings to the south and the soft
interface of the creek.

•

The current regulatory controls enacted through Amendment VC110 that limit dwellings
and residential buildings to a maximum of 3 storeys (11metres) are contrary to Council’s
original intent in applying the GRZ4 to the land.

1

2
Images 1 & 2:
Looking south-east, Image 1 shows the
eastern boundary shared with the Bills Street
shops and part of the southern boundary
shared with the dwellings to the south.
Image 2 continues the view of the southern
boundary revealing more of the sensitive
interface with the dwellings and reserve.

3

Image 3:
Looking north-east from Bills Street towards
the single dwelling that is part of the UoM
campus buildings. The amenity of this
dwelling will need to be factored in when
developing the design concept.

4

6

5

Image 4 top: Looking south-west from
Bills Street at the western end of the
shops. Seen in the image are the two
2 and 3 storey buildings that once
occupied the south-east portion of the
site but were demolished as part of the
application for the 5-storey building in
2011.
Image 5 left: A panorama of Bills Street
looking east, showing buildings on both
sides of the street and revealing the
diversity in building forms, typologies
and heights.
Source: JCB Architects-2011 application.
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PROPOSED DEVELOPMENT FRAMEWORK
Design Vision
The overarching vision for the design framework is to create a distinctive community and place-based development that delivers a higher density and mix of housing
in a landscaped setting infused with a sense of openness and spatial generosity
and richness.
7KHVLWHVSHFLÀFPDVWHUSODQHQYLVDJHVDQH[HPSODU\PHGLXPGHQVLW\KRXVLQJGHYHORSPHQWZLWKDFOHDUKLHUDUFK\DQGVWUXFWXUHDUHÀQHGTXDOLW\DQGKLJKDPHQLW\
complemented by an intricate, multi-layered network of green spaces and movement corridors that extend out and beyond to integrate seamlessly with the area’s
urban fabric and sensitive parkland environs.

The development plan has ‘people’ at its core and aspires to deliver a genuinely
integrated precinct with a vibrant, richly diverse community accommodated within various housing clusters and under different tenure arrangements; one where the
boundaries between the public and private housing are blurred, where the two
coexist and complement each other, relying on each other’s strengths to lift the
overall quality, amenity standards and expectations for the entire development
and the locale.
It is important that sustainability is embedded in every aspect and applied intrinsically on every level: physical, environmental and social, giving the development a
unique identity and image and making it a model for any future development of
public land.
7KHGLDJUDPWRWKHOHIWLOOXVWUDWHVWKHÀYHNH\GHsign drivers and principles upon which the vision
for the development is based.
7KHÀYHGHVLJQREMHFWLYHVDUHRXWOLQHGEULHÁ\
below and detailed in the following pages along
with a list of design strategies set under each
objective to implement the vision.
1.

Integrating the site with the context and restitching the urban fabric of the area;

2.

Preserving and celebrating the openness and
leafy green setting of the precinct;

3.

Creating a high-quality, multi-layered public
realm and a safe, walkable and pleasant
built environment that encourages people to
stop and engage;

4.

Creating a vibrant and pulsating heart for the
precinct centered around Bills Street and the
green corridor, anchored by the Bills Street
shops east, to promote social interaction and
a sense of community and belonging;

5.

Capitalizing on the land topography and
existing built form conditions to maximise
density and yield within an agreed set of design and building envelope parameters that
ensure a high quality/high amenity housing
product.
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Design Objectives & Strategies

4.

Design Objective 1:
Integrating the site with the context and restitching the urban fabric of the area
through the following:
1.
2.

3.

5.

Retaining the existing parallel on-street parking on Bills Street for temporary use
and for people with disabilities while extending the 90-degree street parking
from the Bills Street shops further west to the newly created, central green
corridor; adding another 10 parking spaces;
Responding to adjoining interfaces by replicating or complementing their
building typologies, scale and activities.

%UHDNLQJGRZQWKHVXSHUEORFNVFDOHLQWRVPDOOHUEORFNVDQGÀQHUJUDLQE\
UHRSHQLQJ%LOOV6WUHHWWRWUDIÀFIURPWKHHDVWDQGGHVLJQLQJLWDVDVKDUHG]RQH
(20-30km/hr) to create a slow speed and a pedestrian friendly environment;
Closing Bills Street to vehicular access at the intersection with Robinson Road to
QHJDWHWKURXJKWUDIÀFDQGUDWUXQQLQJWKURXJKWKHSUHFLQFWZKLOHPDLQWDLQLQJ
bicycle and pedestrian access. Providing vehicular access to/from the Auburn
5RDGVKRXOGKHOSWKHORFDOVWUHHWQHWZRUNFRSHZLWKWKHQHZWUDIÀFJHQHUDWHGE\WKHGHYHORSPHQWZKLOHPDLQWDLQLQJDQHIÀFLHQWÁRZRISHGHVWULDQVDQG
cyclists;
5HDOLJQLQJDQGUHFRQÀJXULQJWKHVRXWKZHVWHUQFDUSDUNWRPDLQWDLQVRPHSXElic parking that mainly serves the adjacent reserves and sport grounds, while ensuring that all car parking associated with the development is contained under
ground in basement levels, opening up the site and maximizing landscape and
green corridors. A total of 23 parking spaces can be accommodated within the
UHFRQÀJXUHGFDUSDUNWRFDWHUIRUWKHUHVHUYHXVHUV

•
•

The aerial photo above shows an example where a super sized lot was master planned, reintegrated with the precinct and local road and pathway network without increasing through
WUDIÀF
The images below show good examples of shared zones and measures to create slow speed
and pedestrian friendly, lively street environments. These spaces are usually designed to function

as high quality public spaces with feature lighting, paving, landscaping, public art work and seating
to provide an attractive and comfortable environment for pedestrians and encourage them to
stay for longer periods. They are typically complemented by active and engaging facades, usually
detailed and articulated in a creative manner to provide a high level of visual interest through use of
DUWZRUNKLJKTXDOLW\ÀQLVKHVHWF
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Design Objectives & Strategies
Design Objective 2:

Preserving and celebrating the open character and leafy green setting of the
precinct by:
1.
2.
3.
4.
•

•

Existing landscape features such
DVVLJQLÀFDQWWUHHVFRQWULEXWHWR
the overall quality of residential
developments, giving them a
natural appeal and a sense
of openness and should be
retained where possible.
New links and routes should
build on the existing leafy
character by planting new trees
and vegetation, in particular
to emphasise existing and new
view lines/corridors.

5HWDLQLQJDOOH[LVWLQJWUHHVLGHQWLÀHGDVRIKLJKODQGVFDSHYDOXHDQGZKHUH
SRVVLEOHDQ\WUHHVLGHQWLÀHGDVZRUWK\RIUHWHQWLRQ
Maintaining and, where possible, extending existing view corridors to the creek
and parkland to the south-west;
3ODQWLQJQHZWUHHVLQJURXSVURZVRULQGLYLGXDOO\LQVSHFLÀFORFDWLRQVDQG
alignments to emphasise/strengthen existing view lines and corridors and
where possible, create new ones; and,
Using existing assets such as trees or drainage easements to inform the location and alignment of any new movement routes, and public or communal
open spaces. A key feature of the design is the new green corridor linking Bills
Street to the parkland to the south, which aligns with the diagonal north-south
section of Yarra Valley’s Main Sewer (Easement 1). The lower east-west section
of the sewer could be relocated to align with the site’s southern boundary and
establish the alignment of the new east-west corridor that links the park barbecue facilities and playground directly to Auburn Road, through the Bills Street
shops car park.
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Design Objectives & Strategies

•

Design Objective 3:

Creating a high-quality, multi-layered public realm and a safe, walkable and
pleasant built environment that encourages people to stop and engage by:

•

1.

•

2.
3.
4.

Establishing a continuous and intricate network of safe public spaces that
builds on and expands the existing system of streets, pathways and public
spaces within and around the development;
Incorporating water-sensitive urban design measures in the design of the
public domain including streets and spaces;
Creating a highly legible public realm with a clear hierarchy of spaces complemented by a sense of openness and greenery, all interwoven to create a
FRPSRVLWLRQRIUHÀQHGTXDOLW\DQGFODULW\
Implementing a streetscape enhancement program for Bills Street, with works
potentially including:
• ZLGHQLQJ IURPPWRP DQGUHVXUIDFLQJWKHVWUHHWWRUHÁHFWLWVVKDUHG
zone nature and give priority to pedestrians;
• introducing a 90-degree angle parking on the south side of the street between the shops east and the green corridor west, anchored by the two
existing trees retained on either side (Trees 1 & 19);
• tree planting along the length of the street to create an avenue like feel,
with trees carefully located at intervals within the parallel parking zone;
• UHLQVWDWLQJWKHWUDIÀFLVODQGVZKHUHQHFHVVDU\WRVORZGRZQWUDIÀFDQG
• augmenting lighting to enhance pedestrian amenity and safety at night.

19

High quality public realm involves
GXUDEOHTXDOLW\ÀQLVKHVLQWHJUDWHG
water-sensitive urban design measures,
pedestrian friendly, multifunctional
DQGÁH[LEOHVSDFHV
Well designed public and communal
open spaces invite informal recreation
and outdoor activities.
Landscaping of on-street parking
alleviates the visual impact of hard
surfaces while providing amenity and
HQYLURQPHQWDOEHQHÀWVVXFKDVVKDGH
reduced surface temperatures and
water management.

1

Tree 1 & 19
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Design Objectives & Strategies
Design Objective 4:
Creating a vibrant and pulsating heart for the precinct centered around Bills Street
and the green corridor, anchored by the Bills Street shops east, to promote social
interaction and a sense of community and belonging by:
1.
2.
3.
4.
5.

•
•

•

•

Successful livable spaces have
the community as their prime
focus.
Creating a heart for any precinct
is vital for its identity and image
and critical for building a sense
of community and belonging
among residents. Places without
people lack vibrancy and unsafe,
encouraging anti-social behavior
and crime.
Designing public spaces to be
attractive and inviting while being
ÁH[LEOHDQGPXOWLIXQFWLRQDO
complemented by easily accessible facilities.
Street level activity and visual
engagement are paramount for
the success of any public space
and can be implemented via
various creative measures such as
the incorporation of community
facilities, meeting spaces, etc.

5HFRQÀJXULQJWKHDOLJQPHQWRI%LOOV6WUHHWEHWZHHQ$XEXUQ5RDGDQGWKH
green corridor by extending the existing 90-degree parking before the shops to
the green corridor to the west;
8VLQJWKHVLJQLÀFDQWWUHH 7UHH DWWKHQRUWKHDVWHUQHQGRIWKHVLWHZKLFK
abuts the shops, as the centre of the piazza complemented by distinguishable
paving, new seats, bike hoops and other facilities;
Where appropriate, introducing public art work either separately or integrated
in the design of the pavement, seating, lighting, etc.;
Focusing any community oriented activities toward the public square or the
SLD]]DLGHDOO\ZLWKLQWKHJURXQGÁRRUOHYHORIWKHDSDUWPHQWEXLOGLQJRQWKH
south side of Bills Street (Building 1); and
Reclaiming large parts of the street for pedestrian use and movement and inviting pedestrians to stay and linger through formal and/or informal activation
of streets, walkways and other public and communal spaces.

1
Building 1
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Design Objectives & Strategies
Design Objective 5:
Capitalizing on the land topography and existing built form conditions to inform the
typology, scale and form of new buildings and maximise density and yield:
1.
2.

3.
4.

5.

Responding to the existing streetscape character and neighbouring form by
adopting a low scale (2-3 storeys) terraces or townhouses for the periphery of
the site, especially along Robinson Road;
Respecting and managing the most sensitive interfaces by utilising existing and
new trees to act as a landscape buffer, in particular to the south where the
site shares the boundary with low-scale, detached dwellings and the parkland
associated with the Gardiner’s Creek environs;
Gradating building height to correspond with the slope of the land and help
new buildings settle in their setting without overwhelming or overshadowing
adjoining properties or parkland;
Concentrating the higher 5-7-storey, apartment style, buildings in the centre of
the site, towards the taller institutional buildings of the University of Melbourne,
while stepping down to 3 storeys towards the edges to respond to the lower
and more sensitive abuttals to the south;
Achieving a high level of visual quality and internal amenity for the development through the application of best practice design standards, including the
recently gazetted ‘Better Apartments Design Standards’.

•

•

The siting of buildings needs to ensure
adequate separation distances between
adjoining buildings to achieve visual privacy
without the need for screening.
Locating windows and balconies to overlook
through-site connections helps achieve
passive surveillance.
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PROPOSED DEVELOPMENT FRAMEWORK
The diagram below is a top down view of the 3D model showing the site layout and potential building envelopes. The diagram
UHÁHFWVWKHYLVLRQDQGNH\GHVLJQSDUDPHWHUVIRUWKH'HYHORSPHQW)UDPHZRUNZKLFKVHHNWRGHOLYHUDKLJKHUGHQVLW\DQGPL[RI
housing in a landscaped setting. The most dominant features of the design are:
• The transformation of Bills Street into a shared zone with a leafy character;
• The provision of a network of pedestrian pathways and green corridors; and,
• The creation of a community hub and heart for the precinct centred around the intersection of Bills Street with the north-south
green corridor and the shops that provide an eastern anchor to the site.
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The views above show the potential building envelopes, heights and setbacks,
seen in relation to the University of Melbourne buildings (UoM), north of the site.
1.
2.
3.
4.
5.

A bird eye view of the site from the north-east, without trees;
A bird eye view of the site from the north-east, with trees;
A bird eye view of the site from the north-west, without trees;
A bird eye view of the site from the north-west, with trees; and
An eye level view of the site from the reserve west, across Robinson Road.

NB: Proposed buildings on the site are shown in grey colour with red rooftops.

Robinson Road

VIEW 5
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VIEW 4

The views above show the potential building envelopes, heights and setbacks,
seen in relation to the shops and adjacent southern dwellings.
1.
2.
3.
4.
5.

A bird eye view of the site from the south-east, without trees;
A bird eye view of the site from the south-east, with trees;
A bird eye view of the site from the south-west, without trees;
A bird eye view of the site from the south-west, with trees; and
An eye level view from the south west without trees.

NB: Proposed buildings on the site are shown in grey colour with red rooftops.

VIEW 5
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View 2/3
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VIEW 2
A bird-eye view of the site from the south, showing the potential building
envelopes, heights and setbacks in relation to neighbouring buildings.

VIEW 1

VIEW 3

An eye-level view of the site from the east across Auburn Road, showing the
potential building envelopes and heights on the site in relation to the University of
Melbourne buildings, to the right, and the Bills Street shops, to the left.

An eye level view of the potential building envelopes and heights on the subject
site, taken from the top north-west end of Robinson Street, with and without trees.
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VIEW 1

VIEW 3
VIEW 1A
Elevational view of the site with the potential building envelopes viewed from the
east, behind the UoM buildings, the shops and the dwellings to the south.
View 1: West elevation without trees.
View 1A: West elevation with trees.

VIEW 4
VIEW 2

VIEW 4A
VIEW 2A
Elevational view of the site with the potential building envelopes from the west.
View 2: West elevation without trees.
View 2A: West elevation with trees.

Perspective views of the site with the potential building envelopes seen from
the west, illustrating the stepping in the built form towards the south and west.
View 3: High view without trees.
View 4: Low view without trees.
View 4A: Low view with trees.
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RL 40.5
RL 38

VIEW 1

VIEW 1A
Elevational view of the site with the potential building envelopes viewed from the
north, behind the UoM buildings.
View 1: North elevation without trees.
View 1A: North elevation with trees.

VIEW 2

VIEW 2A
Elevational view of the site with the potential building envelopes from the south,
behind the adjoining dwellings to the south.
View 2: South elevation without trees.
View 2A: South elevation with trees.

An eye level view taken from the western car park of the University of Melbourne,
looking east between the university buildings and the site. The view demonstrates
the scale relationship between the UoM buildings (left) and the 7-storey buildings
proposed at the deeper end of the site towards the northern boundary.
Indicative RLs of the two neighbouring forms are provided in the top view, while
the bottom image shows the same view with the proposed trees on the site.
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POTENTIAL DEVELOPMENT YIELD
If implemented in accordance with the prescribed set of design parameters in this
framework, in particular the nominated building envelopes, the likely development
of the site would yield a total of 250 dwellings roughly.
A break out of the development product is provided in the table below.
%XLOGLQJ7RZQKRXVH
Number

Number of dwellings

Comments

Building 1

Approximately
55 apartments

7KLVEXLOGLQJLVÀYHVWRUH\VDQG
each level contains an average
of 11 apartments

Building 2

Approximately
70 apartments

7KLVEXLOGLQJLVÀYHVWRUH\VDQG
each level contains an average
of 14 apartments

Building 3

Approximately
55 apartments

This building is seven storeys and
each level contains an average
of 5-6 apartments

Building 4

Approximately
70 apartments

This building is seven storeys and
each level contains an average
of 10 apartments

Town House Group 1

4 town houses

Based on the assumption
that each lot in the 20m long
row is 5m wide & 20m deep,
a front and rear setback of
PDQGDÁRRUVSDFHDUHDRI
130-150square metres -FSR 1.5:1.

Town House Group 2

6 town houses

Based on the assumption
that each lot in the 30m long
row is 5m wide & 20m deep,
a front and rear setback of
PDQGDÁRRUVSDFHDUHDRI
130-150square metres -FSR 1.5:1.

Town House Group 3

5 town houses

Based on the assumption
that each lot in the 25m long
row is 5m wide & 20m deep,
a front and rear setback of
PDQGDÁRRUVSDFHDUHDRI
130-150square metres -FSR 1.5:1.

TOTAL

Apartments: a rough estimate of 235 apartments in
total at an average size of 70-75 square metres.
Town-houses: A total of 15 town houses

•

•

•

High quality public realm should
ensure that various opportunities
are created for people to stop,
linger and socialise including formal
and informal seating, landscaping
for shade and amenity, adequate
lighting and street furniture.
Public art work can be integrated
in the design of the public and
private realm in a variety of forms
to enhance building façades and
pedestrian experience.
*URXQGÁRRUVQHHGWRSURYLGHLQWHUaction with the public realm, which
can be achieved through a range
of uses such as cafés, restaurants, or
balconies and windows of residential
buildings that can provide casual
surveillance.
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