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63 ARTIST’S INTERPRETATION (INDICATIVE ONLY)

Development Plan Response

Part 6.0 Built Form
This section outlines how the Development Plan responds to the 
following requirements of DPO16:

Development Plan Components 

• Respond to the significance of Queens Parade and Alexandra 
Parade with built form that considers the design, height and 
visual bulk of the development in relation to surrounding land 
uses and developments and contributes to their significance as 
formal boulevards. 

Site Design and Land Use

• Provide a transition in buildings by reducing heights and 
increasing setbacks along sensitive interfaces with increased 
heights at the centre of the site.

• Create high quality architectural frontages with a sense of 
articulation, streetscape scale and rhythm.

• Articulate buildings to provide variety, visual breaks and promote 
a human scale to existing and new streets.

• Activate street frontages with windows at upper levels, building 
entries from main lobbies and ground floor apartments to 
contribute to street life and safety through passive surveillance.

• Avoid visually dominant buildings through use of discontinuous 
forms, well articulated facades and high quality materials that 
weather well and are environmentally sustainable.

• A habitable room window, balcony, terrace, deck or patio should 
be located and designed to avoid direct views and provide 
maximum sunlight to these spaces.

• Avoid buildings taller than six storeys creating a ‘canyon’ effect to 

streets by distributing height and providing breaks in built form.

• Provide internal courtyards, supported by communal roof 
terraces and balconies facing out to the street in mixed use 
developments.

• Design all development parcels as perimeter blocks. Perimeter 
blocks should be defined by groups of buildings, with a range 
of building heights, to create a fine grain and articulated 
streetscape.

• Avoid podium and tower typologies.
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6.0  Built Form

6.1 Building Heights and Setbacks
The Development Plan Overlay sets out height controls for the 
development of the precinct. Careful consideration has been made 
to ensure that this plan meets these requirements, including a 
maximum of 10 storeys for the entire precinct, and setbacks along 
Smith Street, Queens Parade and George Street, which will ensure 
an appropriate response to the significance of these road corridors. 
This Development Plan further refines the controls to respond to 
the surrounding context and the Masterplan vision and principles.

Figure 64 provides details of suitable built form elements including 
maximum building heights, set backs, open space areas and solar 
access in accordance with the requirements of DPO16.

As a result, the development will avoid visually dominant buildings, 
instead promoting discontinuous forms, well articulated  facades 
and high quality, environmentally sustainable materials. 

6.1.1 Siting and Orientation

The siting and orientation of the buildings within this precinct have 
responded to the original intent of the masterplan referenced in 
DPO16, the relationship to buildings on land adjacent to the site, 
and to passive energy considerations.

Overarching design considerations are stipulated within DPO16, 
whereby a series of courtyard blocks providing clearly defining new 
street walls to external and internal streets. A break running north-
south through the site acting as a continuation of Gore Street, 
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Legend
This Development Plan has given careful consideration to the 
design, height and visual bulk of future development in order to 
appropriately respond to the significance of Alexandra and Queen’s 
Parade, and the wider local context. 

64 INDICATIVE HEIGHTS DIAGRAM
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beginning as a street, before becoming a linear park.

In order to further integrate this updated masterplan with the 
surrounding area, the siting and orientation of the buildings 
includes a street and visual link, running from Council Street in 
the northeast to the Valve House in the south-east. Additionally, 
laneways will provide access into the central courtyards, turning 
the closed courtyard blocks into ‘open block’ typology, in order to 
respond to the less continuous building forms typical of buildings 
in the surrounding area and increase pedestrian permeability.

The generous central courtyards, with minimum dimensions 
provided on the adjacent page, allow for passive heating and cooling 
and cross ventilation. Rather than long continuous buildings, each 
building is no longer than 60 metres in length, with light wells and 
indents allowing for cross-ventilation to meet the Better Apartment 
Design Standards (BADS).

6.1.2 Queens Parade

The Queens Parade interface is consistent with the Development 
Plan Overlay. The first 8 metres from the boundary has a parapet 
height of 6 storeys, with 10 storeys beyond that.

6.1.3 Smith Street

As the existing footpath is currently very narrow, and will become 
increasingly busy once the planned tram stop works are undertaken 
and the site is developed, there is a 3 metre setback from the 
boundary along the length of Smith Street.

The Development Plan Overlay suggests a uniform height of 5 
storeys along Smith Street. While this provides an important 
transition down in scale towards Smith Street, a uniform 5 storey 
parapet height along the length of the street would create an 
unrelenting interface with this important shopping street. The 
Development Plan proposes instead a variety of parapet heights 

along Smith Street to provide diversity and grain, with a range of 4, 
5 and 6 storey elements, achieving an average of 5 storeys across 
the length of the frontage. No additional GFA or overshadowing will 
be created. This concept was supported in community consultation 
of the draft proposal in September 2019.

6.1.4 Alexandra Parade

The Alexandra Parade interface is consistent with the Development 
Plan Overlay, with a 10 storey parapet height along its length. 
However the section of Alexandra parade between Village Street 
and George Street is set back 1 metre to allow for overland flow. 
This has been requested by Melbourne Water.

6.1.5 George Street

The existing footpath along George Street is very narrow, as foot 
traffic along this section will significantly increase as the site is 
developed, a 3 metre setback from the boundary along George 
Street is proposed and would be more appropriate.  The 6 storey 
parapet height above is consistent with the requirements of DPO16.

6.1.6 Gore Street Easement

A 20 metre wide easement runs through the site from north to 
south as the former location of Gore Street. The southern part of 
the easement will host Village Street, with a linear park to the north. 
In order for the development to moderate the taller buildings within 
each parcel and provide diversity and grain, the first 3 metres from 
the Gore Street boundary will host a range of 1, 2 and 3 storey 
elements, achieving an average of 2 storeys across the length 
of the frontage. Careful consideration will be made to buildings 
facing Gore Street easement, to ensure a human scale is achieved. 
Buildings will be articulated and provide variety with visual breaks. 
Further information is provided in the sub-sections “building 
interfaces and vertical rhythm” and “transition zone” below.

6.1.7 Courtyards

Each parcel must have a central courtyard, in order to improve 
daylight access and ventilation to the surrounding apartments and 
provide a semi-public central gathering space. A courtyard must be 
provided in the southwest corner of the site, in order to respond to 
the existing Valve House building. Minimum courtyard dimensions 
are provided on the following page.

6.1.8 Shot Tower View

A new open space has been provided at the intersection of Smith 
Street and the new Village Street. This open space will provide a 
welcoming entrance for visitors entering the precinct from Smith 
Street. This open space will also allow a view back towards the 
historic Shot Tower on Alexandra Parade.

6.1.9 Open Block Typology

Rather than closed courtyards that are not accessible to the public, 
this precinct will use an ‘open block’ typology. A series of open 
air laneways will be introduced to provide access to each central 
courtyard, and separate the buildings.

6.1.10 Building Length

Buildings are broken down in order to relate to the surrounding 
urban context, improve the pedestrian experience, and improve 
internal apartment amenity. Each building is not longer than 60 
metres in length.
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6.1.11 Building Interfaces and Vertical Rhythm

The façades of each building will be carefully considered to provide 
a high quality architectural frontage with a fine-grain rhythm that 
promotes a pedestrian priority precinct and a human scale to new 
streets. Vertical articulation with vertical breaks are encouraged, 
helping to define building entrances, light wells or urban greening, 
and helping to visually break down long continuous buildings so 
that they appear to be separate forms. Wind climate design will 
ameliorate wind conditions at street level and within public spaces,  
and acoustic treatments will address the impact of existing and 
potential noise.

Building openings such as windows, doors and balconies will create 
a sense of depth, rather than a two dimensional surface. Where 
appropriate, internal uses can be visible from the street, showcasing 
the activity inside. Habitable room windows and balconies will 
be located and designed to avoid direct views to other habitable 
spaces, and will ensure maximum sunlight to these spaces.

Active street frontages and windows at upper levels will enhance 
passive surveillance opportunities, contributing to street life and 
safety throughout the site.

6.1.12 Transition Zone

Each building should have a 3 metre ‘transition zone’. Within this 
zone Building façades may cantilever and step out, but only to 
respond to the functional use inside, creating a more robust building 
that can adapt over time as needs change. Superficial articulation 
that does not respond to the internal uses is avoided.

Within the transition zone, balconies, canopies, pergolas, built-in 
seating, frameworks for sun-shading and urban greening help 
soften the building interface. Additional elements will serve a 
functional purpose rather than being applied as mere decoration.

23
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2.6 Vertical Fine Grain Rhythm
A high-quality development provides for a human scaled environment that responds 
to the surrounding context and allows for a high-quality pedestrian experience. Long 
repetitive building façades with no variation does not achieve this intent. Where large 
sites or building masses exist, they should be broken down to appear as multiple 
smaller buildings. 

Objectives
a. Provide a high-quality pedestrian experience of the street by breaking down 

large buildings into a series of smaller components.
b. Ensure that buildings relate to the fine-grain surrounding context. 
c. Ensure vertical expression is prioritised, and that lower levels relate to upper 

levels. 
d. Ensure lower levels ‘touch the ground’, are robust and tactile, and upper levels 

appear lighter-weight.

Guidelines
1. Ensure that buildings with frontages over 25m in length appear as several 

smaller buildings (‘building section’), rather than as one large building.
2. Encourage vertical breaks between each building section that correspond 

with key building elements, such as light wells, building entrances and urban 
greening. 

3. Where buildings incorporate setbacks, ensure that each building section at the 
lower level has a relationship with the building section at the upper level.

4. Ensure each building section has its own identity and materials and uses a 
material, colour and / or articulation that is visually distinct to the adjacent 
section of building. Avoid a collage of different building materials that do not 
relate to the form or use.

5. Ensure that the facade of each building section ‘returns’ so that each section 
appears to be a distinct building.

6. Ensure that key elements of each building façades touch the ground. Avoid 
façades, especially brick façades, that appear to be floating above the ground 
floor.

7. Ensure that buildings reinforce vertical fine grain and rhythm in their façade 
systems and articulation. 

65 BLOCK STRUCTURES

The Interlock, London by Bureau de Change 342 Victoria Street, Brunswick by Fieldwork Oxford & Peel Building, Collingwood by JCBA

66 VERTICAL UNDULATION

67 RESPONDING TO FINE GRAIN CONTEXT 68 VARIETY WITHIN DEVELOPMENT 69 REDUCTION IN VISUAL MASS

65 VERTICAL UNDULATION
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Street Interface Distance from Boundary Maximum Height within Setback DP Response
Queens Parade 0-8 metres  20 metres (6 storeys) Compliant

Greater than 8 metres  33 metres (10 storeys) Compliant

Smith Street between
Queens Parade and
Council Street

0-3 metres 0m Compliant

3-8 metres 17 Metres (5 storeys) Compliant

Greater than 8 metres 33 metres (10 storeys) Compliant

Smith Street between
Council Street and
Alexandra Parade

0-3 metres 0m Compliant

3-11.5 metres 33 metres (10 storeys) Average of 17 metres (5 storeys), with a 
mix of 14 metres (4 storeys), 17 metres 
(5 storeys) and 20 metres (6 storeys) on 
the corner of Smith Street and Alexandra 
Parade

Greater than 11.5 metres 33 metres (10 storeys) Compliant

Alexandra Parade
between Smith Street
and Village Street

0-22 metres 33 metres (10 storeys) Compliant

Greater than 22 metres 33 metres (10 storeys) Compliant

Alexandra Parade
between Village Street
and George Street

0-1 metres 0m Compliant

1-22 metres 33 metres (10 storeys) Compliant

Greater than 22 metres 33 metres (10 storeys) Compliant

Table 1 - DPO16 Height and Setback Controls6.1.13 Building Heights and Setback Controls

Table 1 outlines the height and setback controls required as part of 
DPO16. These controls will provide a transition of building heights to 
reduce the visual bulk of new built form, particularly along sensitive 
interfaces. Figure 64 Indicative Heights Diagram illustrates one way 
of achieving this outcome.

The height and setback controls will ensure that an appropriate 
transition between buildings is achieved, ‘canyon’ effects to new 
and existing streets are avoided, and that higher components of 
built form will be focused toward the centre of the site.  
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Street Interface Distance from Boundary Maximum Height within Setback DP Response
George Street 0-2 metres 0m Compliant

2-8 metres 20 metres (6 storeys) Compliant

Greater than 8 metres 33 metres (10 storeys) Compliant

Gore Street easement 0-3 metres Average of 8 metres (2 storeys), with a mix of 5 
metres (1 storeys), 8 metres (2 storeys) and 11 
metres (3 storeys)

Compliant

Greater than 3 metres 33 metres (10 storeys) Compliant

Northern facade of valve
house

0-10 metres 0m Compliant

10-18 metres 20 metres (6 storeys) Compliant

Eastern facade of valve
house

0-9 metres 0m Compliant

9-20 metres 20 metres (6 storeys) Compliant

Table 1 - DPO16 Height and Setback Controls (continued)
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Not in Use


