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STATEMENT OF EVIDENCE YARRA C269 

 

INTRODUCTION 
1. My name is Stuart McGurn and I am a Director of Urbis Pty Ltd which conducts its business at Level 

10, 477 Collins Street, Melbourne.  My qualifications and experience are described in Appendix A.  

2. I have been instructed by SJB Planning on behalf of UEM Sunrise (Collingwood Development) Pty 
Ltd to undertake a town planning review of proposed Amendment C269 which rewrites the local 
policy section of the Yarra Planning Scheme.  UEM Sunrise owns land at No. 21 -53 Hoddle Street, 
Collingwood which is located in the Commercial 1 Zone on the south west corner of the intersection 
with Langridge Street.  

3. Amendment C269 was exhibited in August 2020.  A submission prepared by SJB Planning on behalf 
of the land owner dated 11 March 2021 raised a number of concerns with the policy changes, but 
particularly those which could have a significant impact on the development potential for the land.  
The Amendment was considered at the Yarra Council meeting of 3 August 2021 where it was 
resolved to refer the Amendment the Planning Panel. 

4. My instruction is to consider the key policy directions off Amendment C269 and the implications for 
the future use and development of No. 21-53 Hoddle Street, Collingwood.  

5. My opinion of the proposed Amendment has been informed having regard to: 

▪ An inspection of No. 21 -53 Hoddle Street, Collingwood and its surrounds. 

▪ Exhibited Yarra Amendment C269 and supporting documents. 

▪ The Yarra Planning Scheme and reference documents of relevance. 

▪ City of Yarra Council meeting agenda and minutes of 3 August 2021 considering submissions to 
the Amendment and recommending that the Panel be appointed to consider the Amendment. 

▪ Ministerial Direction 11 ‘Strategic Assessment Guidelines for Planning Scheme Amendments’ 
and other Ministerial Directions relevant to the Amendment. 

▪ C269 ‘Part A’ Submission of the City of Yarra and witness statements circulated 21.9.21. 

6. For context I have been provided with a design package and development concept prepared by Cox 
Architecture.  I am instructed that this material was the subject of a preapplication meeting with 
planning officers at the City of Yarra on 26 August 2021. 

7. With specific regard to my instructions my opinion in relation to Amendment C269 is: 

▪ The identification of the land at No. 21- 53 Hoddle Street as part of a ‘moderate change’ 
area in the Yarra Housing Strategy, 2018 and subsequently in Clause 16.01-2L ‘Location 
of Residential Development’ does not appropriately recognise the characteristics or 
development opportunity of the land.   

▪ The land at No. 21 – 53 Hoddle Street (and surrounding areas of Commercial 1 Zone land 
along the west side of Hoddle Street, Collingwood), would more appropriately be 
designated as areas of ‘high change’ on account of the site characteristics and 
categorisation of the Yarra Housing Strategy, 2018. 

8. I declare that I have made all the inquiries that I believe are desirable and appropriate and that no 
matters of significance which I regard as relevant, have, to my knowledge, been withheld from the 
Panel. 
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SUBJECT SITE AND SURROUNDS 
9. The land relevant to my review is No. 21-53 Hoddle Street Collingwood.  It has an area greater than 

5,300 square metres with frontages of 113m to Hoddle Street, 51m to Langridge Street and 100 
metres to Islington Street. 

10. The site is developed with an existing three level vehicle sales dealership which has vehicle access 
from Langridge Street, Islington Street and Hoddle Street. 

11. The surrounding area is typically commercial in nature and includes predominately commercial uses 
along Hoddle Street, Langridge Street and Islington Street.  In more detail: 

▪ To the north is Langridge Street (at its intersection with Hoddle Street).  Immediately opposite 
the subject site is an electrical substation with limited buildings.  This property stretches between 
Islington Street and Hoddle Street.  To north west on Langridge Street is a row of Victorian two 
storey terraces. 

▪ To the east is Hoddle Street which is a major north-south arterial road with 4-5 lanes in either 
direction and a narrow central median.  Businesses on the opposite side of Langridge Street 
include a Hotel (pub) and other commercial premises. 

▪ To the south is No. 15 Hoddle Street / 18 Islington Street which comprises existing residential 
properties of three to four storeys.  

▪ To the west is Islington Street which is a narrow one way (north bound) street with parking 
along the west side.  This street is a mix of commercial and residential properties  including a 
converted silo building comprising apartments.  A Bunnings Store on the corner of Victoria 
Parade.  Properties opposite the site include buildings identified in the Heritage Overlay. 

12. Also in the surrounding area:  

▪ An emerging more intense character along Langridge and Gipps Street to the west.  

▪ Victoria Parade is located approximately 150 – 200 metres to the south of the site.  Victoria 
Parade is a major east west arterial which provides a route east through Richmond, and west 
toward the Central City. 

▪ The Central City is accessed along Victoria Street and is located approximately 1.5 km to the 
west and south west. 

▪ Surrounding major and local activity centres including: 

- Smith Street Collingwood 

- Brunswick Street, Fitzroy  

- Victoria Street, Richmond 

13. An aerial photograph of the site and surrounds is included at Figure 1.  A site locality map is 
included at Figure 2.  Photographs of the immediate context are included at Figures 3 – 7. 
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Figure 1: Aerial photo of subject site and surrounds 
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Figure 2: Site Locality Map   
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Figure 3:  Subject Site (LHS) viewed from Hoddle Street intersection looking west. 

 

Figure 4:  View looking west along Langridge Street. 

 

Figure 5: View looking south from Hoddle Street towards Langridge intersection (Silos visible RHS) 
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Figure 6:  Islington Street further South looking toward Langridge Street. 

 

Figure 7: Islington Street further North looking south toward Langridge Street. 

 



 

8  
 URBIS 

STATEMENT OF EVIDENCE YARRA C269 

 

PROPOSED AMENDMENT C269 TO THE YARRA PLANNING 
14. Amendment C269 proposes to adopt the Planning Policy Framework (PPF) structure established by 

the State-wide policy reform amendment VC148 introduced on 31 July 2018.  This includes re-
writing the local policies to fit within the format of the ‘smart planning’ PPF structure.   

15. Within Amendment C269 this includes: 

▪ A range of new local polices and other new strategies 

▪ Introduction of schedules to particular provisions 

▪ New operational provisions 

▪ Updated background documents that relate to the MPS and local policies 

16. With a focus on development potential of the subject site, key new strategy documents include:  

▪ ‘Activity Centre – roles and boundaries, City of Yarra, October 2019’ – which does not identify 
the site as part of an Activity Centre. 

▪ ‘Landmarks and Views Assessment – Ethos Urban – October 2019’ – relevant to the setting of 
the Collingwood Town Hall. 

▪ ‘Yarra Housing Strategy – 2018‘ – which identifies the site as part of a ‘moderate change’ area. 

▪ ‘The Yarra Spatial Economic and Employment Strategy – 2018’  

▪ ‘The Building for Diversity – Yarra’s Social and Affordable Housing Strategy , Yarra City Council 
– November 2019’.  

17. The Explanatory Report exhibited with Amendment C269 includes summary table of the new policy 
provisions.  Those of primary relevance to the subject site and future development opportunity are 
recited in the Table Extract at Figure 8.  

18. With reference to the Housing Strategy and proposed local Clause 16, a ‘hierarchy of minimal, 
incremental, moderate and high change areas for housing growth’ is proposed to be introduced.  The 
subject site is proposed to be in a ‘moderate’ housing area.  The details of this designation are 
addressed further in my assessment of the proposed Amendment.  
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New Clause Content 

Clause 11  
Settlement 

Introduces policy that defines Yarra’s hierarchy of activity centres and sets 
out the vision for each centre consistent with its capacity.  Redrafts the 
Victoria Street East Policy 

Clause 13   
Environmental 
risks and amenity 

Introduces policy to ensure new development mitigates and adapts to climate 
change and reduce flood risks.  

Updates existing policy to manage interface issues between residential 
development and noise generating uses.  

Translates existing policy to manage the impacts of licenced premises. 

Clause 15  Built 
environment and 
heritage 

Streamlines existing urban design policy and divides it between building 
design and urban design.  

Introduces policy on equitable development.  

Strengthens landmark policy by identifying exactly where the key view lines 
are and which elements of the view to the landmark are to be protected.  

Translates and updates environmentally sensitive design policy.  

Strengthens existing heritage policy by introducing policy on commercial and 
former industrial heritage.  

Translates existing world heritage environs area policy.  

Updates signs policy and splits heritage signs from general signs. 

Clause 16  
Housing 

Introduces hierarchy of minimal, incremental, moderate and high change 
areas for housing growth.  

Seeks diverse housing for families and share households to offer better 
housing choices.  

Facilitates provision of new and upgraded social and affordable housing. 

Clause 17 
Economic 
development 

Maintains and grows Cremorne and Gipps Street, Collingwood employment 
areas.  

Seeks good amenity for workers and promotes affordable and co-working 
spaces for the creative industries. 

Reinforces the need for structure plans to deliver improved safety and 
connectivity for pedestrians and cyclists and improve access to public 
transport.  

Promotes sustainable travel by introducing a transport hierarchy that favours 
walking, cycling and public transport over car based transport.  

Identifies in what circumstances a parking reduction and car sharing will be 
considered. 

Supports high quality retail development that sustains activity centres.  

Promotes Yarra as a tourism, arts and cultural destination. 

 

Figure 8:  Extracts from Amendment C269 ‘Explanatory Report’ Summary Table  
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YARRA PLANNING SCHEME 
19. The subject site is located within the Commercial 1 Zone (C1Z) and is also subject to the Design and 

Development Overlay 2 ‘Main Roads and Boulevards’ as well as the ‘Development Contributions 
Plan Overlay- Schedule 1’.  No change is proposed to the zone or overlay as part of the 
Amendment. 

COMMERCIAL 1 ZONE  
20. All of the land is included in the Commercial 1 Zone (C1Z) (Clause 34.01). An extract from the 

Zoning Map is included at Figure 9.  

21. The purposes of the zone are to implement the policy framework, ‘To  create vibrant mixed use 
commercial centres for retail, office, business, entertainment and community uses’ and ‘To provide 
for residential uses at densities complementary to the role and scale of the commercial centre’.  

22. A permit is required for buildings and works in the Zone.  The Commercial 1 Zone permits a wide 
range of land use as either ‘Section 1 – No Permit Required’ or ‘Section 2 – Permit Required’.  There 
are a relatively limited range of prohibited, largely characterised by uses which would be unsuitable 
in an intensive urban setting.  

OVERLAYS 
23. The eastern half of the subject site is also subject to the Design and Development Overlay Schedule 

2 (DDO2) (Clause 43.02), which applies to ‘Main Roads and Boulevards’. 

24. Amongst other things, DDO2 has the following design objectives: 

▪ ‘To recognise the importance of main roads to the image of the City’,  

▪ ‘Recognise and reinforce the pattern of development and the character of the street, including 
traditional lot width, in building design’  

▪ ‘To encourage high quality contemporary architecture’  

25. The ‘City of Yarra Built Form Review 2003’ is a policy reference in the Overlay.  

26. All of the land is subject to the Development Contributions Plan Overlay Schedule 1 ‘Yarra 
Development Contributions Plan’ DCPO1 (Clause 45.06).  This identifies schedule contribution rates 
to apply to new development.  The site is within Charge Area 6 ‘Collingwood’. 
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Figure 9: Extract from Yarra Planning Scheme Zoning Map   
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PLANNING POLICY FRAMEWORK 
27. Policies within the State Planning Policy Framework relevant to proposed Amendment C269 and the 

subject site include:  

▪ Clause 11 ‘Settlement’  

▪ Clause 13 ‘Environment Risks and Amenity’  

▪ Clause 15 ‘Built Environment and Heritage’  

− Clause 15.01-1S ‘Urban Design’  

− Clause 15.01-1R ‘Urban Design – Metropolitan Melbourne’ 

− Clause 15.01-2S ‘Building Design’  

− Clause 15.02-1S ‘Energy and Resource Efficiency’   

▪ Clause 16 ‘Housing’ 

− Clause 16.01-1R  ‘Housing supply – Metropolitan Melbourne’ 

▪ Clause 17 ‘Economic Development’  

▪ Clause 18 ‘Transport’ 

▪ Clause 19 ‘Infrastructure’ 

28. The Municipal Strategic Statement is included at Clause 21 while Local Planning Polies are included 
at Clause 22.  The basis of Amendment C269 is to rewrite these policy provisions so that they 
accord with the PPF ‘smart planning’ format.  I have referenced existing policy clauses within my 
assessment as relevant.  

REFERENCE AND OTHER DOCUMENTS 

Plan Melbourne 2017-2050  

29. The Metropolitan Strategy ‘Plan Melbourne’ (March 2017) focusses on providing adequate 
employment, housing and transport around the Central City and beyond – supporting growth to 
2050.  Key directions of Plan Melbourne include: 

▪ ‘Create a city structure that strengthens Melbourne’s competitiveness for jobs and investment’ 
(Strategy 1.1). 

▪ ‘Manage the supply of new housing in the right locations to meet population growth and create a 
sustainable city’ (Strategy 2.1) 

▪ ‘Facilitate decision making processes for housing in the right locations’ (Strategy 2.4). 

▪ ‘Provide greater choice and diversity of housing’ (Strategy 2.5) 

▪ ‘Achieve and promote design excellence’ (Strategy 4.3) 

▪ ‘Create a city of 20 – minute neighbourhoods’ (Strategy 5.1) 
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PLANNING CONSIDERATIONS 
30. In undertaking an assessment of Amendment C269 I have reviewed the material comprising the 

Amendment and considered it in the context of No. 21 – 53 Hoddle Street and the relevant planning 
policy setting.   

31. I have considered the exhibited version of the documents, Council agenda and minutes of 3 August 
2020 and also make reference to the submissions and expert reports advanced by the City of Yarra 
circulated by Maddocks Solicitors 21 September 2021.  I have summarised my opinions in relation to 
the proposed amendment below. 

IS THE AMENDMENT STRATEGICALLY JUSTIFIED? 
32. The proposed Amendment is broad reaching across the City of Yarra in that it ‘translates’ the 

existing Local Policy Framework to the new policy format introduced by Amendment VC148 on 31 
July 2018.  The new Planning Policy Framework includes a Municipal Planning Strategy (MPS) as 
well as integration of the State and Regional polices with local policies.   

33. My focus is how Amendment C269 affects the land at No. 21 – 51 Hoddle Street Collingwood.  This 
was also the subject of a submission made by SJB Planning on behalf of the land owner which could 
be summarised as:  

▪ Detailed commentary around polices. 

▪ A concern with the absence of a clear definition for ‘mid rise’ and ‘high rise’.  

▪ A concern that the site has been identified as part of a ‘moderate’ growth area in the Yarra 
Housing Strategy, 2018 and translated into Clause 16.01-2L ‘Location of Residential 
Development’.   

34. My assessment of Amendment C269 specifically addresses the identification of No. 21 -51 Hoddle 
Street, Collingwood as part of proposed ‘moderate’ change area within the Housing Strategy and 
proposed policy.  I have also made reference to proposed change categories applying to 
surrounding land. 

35. Hoddle Street is the main north south arterial through central Melbourne connecting Fitzroy, 
Collingwood, Clifton Hill and the Eastern Freeway,  south to Punt Road, South Yarra and beyond.   

36. Unlike many other areas of the Municipality, the character and built form of the Hoddle Street 
corridor is not covered by a specific study or Structure Plan review.  In this context, the existing 
policy, and controls (DDO2 ‘Main Roads and Boulevards’) remain.  DDO2 is a very broad control 
which substantially covers urban design principles, already set by Clause 15.01 (‘Urban Design’ and 
‘Building Design’) and other supporting documents.  This results in an absence of clear policy 
direction for Hoddle Street, north of Victoria Street where there are limited adjoining residential 
areas. 

37. Putting that aside, Amendment C269 seeks to introduce the adopted ‘Yarra Housing Strategy 2018’ 
as a ‘Background Document’ and the policy basis for proposed Clause 16.01-2L.  Proposed Clause 
16.01-2L introduces four growth categories for residential areas, namely: ‘minimal’, ‘incremental’, 
‘moderate’ and ‘high’ change.  The subject site is identified in an area of ‘moderate change’ as noted 
above.  A map extract from proposed Clause 16.01-2L showing the application of this designation is 
included at Figure 10.  

38. The summary of ‘moderate change’ and ‘high change’ areas from the Yarra Housing Strategy 2018 
is extracted at Figure 11 and 12 respectively.   
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39.  

40.  

41.  

 

Figure 10:  Extract from proposed Clause 16.01-2L ‘Strategic Housing Framework Plan’. 

 

42. The objective of proposed Clause 16.01-2L is ‘to direct the majority of new housing development to 
locations within an activity centre or major regeneration area (as shown on the Strategic Framework 
Plan in Clause 02.04-1)’.   

43. For reference the proposed ‘strategies’ for ‘moderate’ and ‘high’ growth as exhibited in proposed 
Clause 16.01-2L are noted below:  

▪ ‘In high change areas (as shown on the Strategic Housing Framework Plans in this clause): 

- Encourage higher density residential and mixed use development in the form of 
apartment buildings that establish a new character for the site or precinct. 

- Encourage lot consolidation where appropriate to facilitate increased densities and 
efficient use of land.’ 

North 
Richmond 
Station 
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▪ ‘In moderate change areas (as shown on the Strategic Housing Framework Plans in this 
clause): 

- Support medium density residential and mixed use development in the form of 
apartment buildings that respond to heritage significance and streetscape character.  

- Encourage lot consolidation where appropriate to facilitate increased densities and 
efficient use of land.’   

44. The distinguishing difference is ‘high density’ and ‘new character’ vs ‘medium density’ and ‘heritage 
significance and streetscape character’.  The second dot point in each strategy (‘encourage lot 
consolidation…’) adds little to the policy as the availability of land for consolidation and the benefit of 
doing this will facilitate this outcome. 

45. The setting of a more ‘targeted’ framework for growth is derived from the Yarra Housing Strategy 
2018 (an adopted document of Council).  It differs from the existing local policy at Clause 21.05-2 
‘Urban Design’ which identifies at Strategy 17.2: 

‘Development on strategic redevelopment sites or within activity centres should generally be no more 
than 5-6 storeys unless it can be demonstrated that the proposal can achieve specific benefits such 
as:  

▪ Significant upper level setbacks;  

▪ Architectural design excellence;  

▪ Best practice environmental sustainability objectives in design and construction; 

▪ High quality restoration and adaptive re-use of heritage buildings  

▪ Positive contribution to the enhancement of the public domain  

▪ Provision of affordable housing.’ 

46. The Council officer in consideration of the submission made on behalf of the land owner indicated (p. 
360 of Yarra Council Agenda 3.8.21) that: 

‘For a municipal wide amendment such as this, it cannot be a reasonable expectation that every 
single site demonstrates each key characteristic of its designated change area.  Instead it must be 
considered whether a street or precinct meets the broad characteristic of its change area’. 

47. The proposed new approach differs from the more ‘performance based’ Clause in that the Housing 
Strategy and proposed policy map out the anticipated level of change.  While I do not oppose this 
approach in a fundamental sense, it is a tool which can be rigidly applied, and does introduce a risk 
of: 

▪ Understating the development opportunity. 

▪ Collectively grouping opportunities which may in practice be vastly different based on individual 
site characteristics. 

▪ Overstating opportunities on land where site characteristics and land ownership prevent such 
outcomes from occurring. 

▪ Directing opportunities to locations not supported by market demand (not typically an issue in an 
area such as the City of Yarra). 

48. Of course, ‘understatement’ of an opportunity is a matter of opinion.  However, the concern is that 
once the designation of the ‘change’ opportunity is set, the prospect of realising the opportunity 
tends to sit firmly in that range.  

49. Further, once established, the onus on ‘disproving’ or varying from such designations falls to the 
proponent.  In my experience there can be hesitancy and a general cautiousness from decision 
makers in ‘finding against’ policy designations once they are set in Planning Scheme polices.   

50. This supports the need to get the designation right at the time of implementation, rather than 
deferring to the consideration of the merits of an individual development proposal at a later date.  
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Source:  Yarra Housing Strategy 2018, p.72 

Figure 11: Yarra Housing Strategy Extract ‘Moderate Change Areas’  
 

 
Source:  Yarra Housing Strategy 2018, p.73 

Figure 12:  Yarra Housing Strategy Extract ‘High Change Areas’  
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51. The officer in responding to the land owner submission to Amendment C269 also stated that: 

‘It is noted that Clause 16.01-2L ‘Location of residential development’ does not propose to implement 
height controls.  The scale and form of residential development will be informed by built form and 
heritage controls where these exist.  In those change areas where no site specific controls apply, 
local policy and zone provisions will determine built form outcomes for these sites and areas.’ 

52. This is technically correct, however the ‘setting’ of a particular designation through the policy 
framework can have (and are largely intended to have), flow on effects to the realisation of 
development opportunities as design outcomes are benchmarked against the policy position.   

53. I have undertaken a review against the characteristics of the proposed policy designations.  I am of 
the view that the land would be more appropriately identified as a ‘high’ change area suitable for 
‘high density’ and ‘new character’ based on the definitions in the Housing Strategy at p.73 and as 
included at Figure 12 which states, that: 

‘High Change areas generally display one or more of the following characteristics: 

▪ ‘Within or close to activity centres that have an absence of site constraints 

▪ Have excellent access to services, open space and public transport; and/or 

▪ Have large lot sizes’.  

54. My observations is that the land (and on the face of it, surrounding land along the west side of 
Hoddle Street) has ‘one or more’ of the characteristics noting: 

▪ While the site is not within an Activity Centre identified in the ‘Strategic Framework Plan’ 
(proposed Clause 2.04) or the ‘Activity Centre Plans’ (proposed Clause 11.03-L) it is not 
particularly remote from the Victoria Street and Smith Street activity Centres.  

▪ The site has excellent access to public transport, including Collingwood Station and East 
Richmond Station (both within 400 metres) as well as buses along Hoddle Street.  Additionally 
Victoria Parade is located approximately 200 metres to the south and gives direct tram access to 
the Victoria Street Activity Centre (approximately 700 metres east to Nicholson Street) and 
Victoria Gardens Shopping Centre - further east.  The Victoria Parade corridor also provides 
direct tram access to the Central City and the southern end of the Brunswick Street and Smith 
Street Major Activity Centres.   

▪ The site is a large consolidated parcel of over 5,300 square metres.  Surrounding lots along 
Hoddle Street are also large and may offer further opportunities for consolidation.   

55. Additionally, in above to meeting the ‘high change’ characteristics of the Housing Strategy I also note 
that site has a number of attributes beneficial to redevelopment, including:  

▪ The land is within the Commercial 1 Zone which supports a wide and generally unconstrained 
range of land uses, including retail premises, office and residential use. 

▪ The site has three street frontages (and most sites along Hoddle Street have two frontages), 
providing multiple opportunities for outlook and daylight. 

▪ The site does not include any heritage buildings and there are no constraints on demolition.  
While a relatively recent building occupies the site, there is clearly the opportunity for more 
intensive site development. 

▪ Hoddle Street does not have a clear landscaped ‘boulevard’ quality evident in some of the other 
moderate change precincts as it is largely dominated by the width of the roadway.   

▪ Hoddle Street road reserve is in excess of 40 metres wide and in this location, properties on the 
eastern side of the road are within the Commercial 2 Zone.  

▪ Land on the opposite side of Islington Street is contained in the Commercial 2 Zone (a zone 
where residential use is prohibited) and where there are limited residential uses present.   
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56. Beyond the immediately adjoining Commercial 2 Zone land there is evidence of a high level of 
change in this area of Collingwood as showrooms and office buildings are developed in place of the 
original factories, workshops and warehouses.  The proposed local policy modifications identify the 
‘Gipps Street Precinct, Collingwood’ as a ‘major employment precinct’ which includes the subject site 
as identified in the Strategic Framework Plan at proposed Clause 2.04.  This area is also described 
in proposed Clause 02.01 as an ‘emerging precinct attracting creative services such as architecture 
and design, software and interface design and visual arts’.  This (and the Mixed Use areas further 
east) include multiple buildings of 10 – 13 storeys under construction, and others presently being 
considered.   

57. For comparison purposes I have observed that the area surrounding North Richmond Train Station 
is identified in the Housing Strategy and proposed policy as a ‘high’ change area (as labelled in the 
map extract at Figure 10).  I accept that this area has an immediate proximity to the Victoria Street 
Activity Centre and a train station and is identified as being within the Activity Centre, however I do 
not consider that this would exclude the subject site from sharing a similar ‘high change’ designation 
given that it remains close to Activity Centres with excellent access to services and public transport.   

58. In light of these characteristics I consider that making the best possible use of the development 
opportunity is aligned with the broader State Policy aspirations at Clause 11 ‘Settlement’, Clause 16 
‘Housing’, Clause 17 ‘Economic Development’, Clause 18 ‘Transport’ and Plan Melbourne. 

59. Feasibly areas along the western side of Hoddle Street between Langridge and Victoria Street, as 
well as further north to Gipps Street (and beyond) could share this designation on the basis that on 
the face of it they share a similar context of large lots, main road frontage, Commercial 1 Zoning and 
access to transport.  North of Gipps Street, some consideration may be required to be given to the 
proximity to the Collingwood Town Hall which is identified as a landmark at proposed Clause 15.01 
– 2L (and existing Clause 22.03). 

60. The officer’s response to the submission on behalf of the land owner compares the Commercial 1 
Zone land on the west side of Hoddle Street (including 53 Hoddle Street) with other key boulevards 
where ‘moderate change’ areas have generally been applied, including Alexander Pde, Queens Pde 
and Victoria Parade.  Specifically it notes (at p360 of the Yarra Council Agenda 3.8.21): 

’It is considered that the C1Z sites on the western side of Hoddle Street, including 53 Hoddle Street 
Collingwood demonstrate characteristics more aligned with other Moderate Change Areas, including 
having a mix of lot sizes and landscaped boulevard character’; 

and that the ‘moderate change’ areas generally applied to Yarra’s key boulevards have:  

‘…similar land attributes (mix of lot sizes, landscaped character comprising avenue trees, sensitive 
interfaces and heritage controls’  

61. I do not consider that this section of Hoddle Street shares the described similar character attributes 
with the other boulevards.  In particular, the area along Hoddle Street adjoins a less sensitive 
interface comprising the Commercial 2 Zone which is part of the ‘Gipps Street, Collingwood’ ‘Major 
Employment Precinct’ (proposed Clause 17.01-1L).  Further it displays more limited ‘landscaped 
character’ and lacks consistency of ‘sensitive’ heritage buildings. 

62. Along Islington and Langridge Streets there are some individual heritage buildings located to the 
north, west and south of the subject land.  These are evident in the Heritage Overlay extract at 
Figure 13.  HO106 ’61 Islington Street, Collingwood – James Hood and Co Malthouse’ is the 
heritage building in closest proximity to the site.  This building is industrial in nature and has a 
heritage fabric of ‘robust’ quality with brick and masonry construction, high site coverage and limited 
street setbacks.  While the buildings may be ‘low scale’, such characteristics can be readily 
referenced in new development, or sit alongside, or as part of new development character and do 
not necessarily impose a significant constraint on surrounding properties.   

63. To the south of the subject site the land at No. 3 – 11 Hoddle Street is also included in a Heritage 
Overlay (HO105) identified as the Former Smalley and Harkness Boot Factory at 16 Islington 
Street). This land was developed for residential purposes some time ago and has been subdivided 
into many lots indicating that further significant development of this land is unlikely.  
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           Vicplan.vic.gov.au 

 Heritage Overlay    Subject Site                North Richmond ‘High Change’ locality 

Figure 13:  Extract from Zoning Map Identifying the Heritage Overlay in the Surrounding Area. 

 

  



 

20  
 URBIS 

STATEMENT OF EVIDENCE YARRA C269 

 

64. Further, I note that the proposed ‘High Change’ area surrounding north Richmond Station identified 
at Figure 10 also displays some contextually similar heritage relationships.  The identification of 
buildings in Heritage Overlays can be seen in Figure 13 and includes proximity to heritage buildings 
on (or to the south of Victoria Street) as well as Heritage Overlay HO450 and HO407 that fall within 
the proposed ‘High Change’ area.  

65. The expert witness statement of Sarah Ancell of Eschelon Planning (dated 21.09.21) indicated at 
Paragraph 86 in relation to No. 53 Hoddle Street that: 

‘I am of the view that the site should remain in the moderate change area as it is located adjacent to 
several sites that have heritage significance.  As a site of moderate size, is not one of the major 
redevelopment sites the Housing Strategy applies the high change area classification to.’ 
 

66. In my opinion the site characteristics and context align with the ‘high change’ area qualities set out in 
the Housing Strategy and addressed above.  

67. I cannot identify a definition for lot size and it appears that some of the ‘high change’ areas (such as 
the one I have referenced around North Richmond Station) display a collection of generally ‘larger 
lots’, which may still be mixed in size.  I agree that many of the ‘high change’ areas comprise or 
include ‘Strategic Redevelopment Sites’, however this is not exclusively so. 

68. Likewise I do not consider the adjacency to heritage properties a important factor in excluding the  
Hoddle Street land from the ‘High Change’ designation.   

69. Clearly the site is capable of accommodating development of some scale and intensity.  Within the 
surrounding commercial areas to the west, as in localities generally east of the Smith Street Activity 
Centre there are already more intensively developed areas and taller buildings.   

70. Considering the detail of the policy the strategies in proposed Clause 15.01-2L ‘Building Design’ 
include a number of statements which rigidly applied do not support contextually based analysis and 
design outcomes, but rather broad brush constraint.  

71. In particular the strategies relating to ‘Building Heights’ include to ‘avoid high rise development 
unless specified by a schedule to the Design and Development Overlay’.  This potentially denies 
unforeseen opportunities (eg where presented by lot consolidation) from achieving more significant 
development.    

72. The blanket statement at proposed Clause 15.01-2L to avoid ‘high rise development’ (unless 
identified in a DDO or other control) could frustrate the subject land (or similar land) from achieving 
contextually appropriate ‘taller’ outcomes, regardless of their ‘change’ category.  

73. Additionally Clause 15.01-2L identifies locations along Hoddle Street (and other ‘boulevards’) 
outside activity centres as suitable for ‘mid rise’ development, adding an additional layer of 
interpretation to the policy designation of ‘moderate’ change in proposed Clause 16.01-2L.  

74. Ultimately however there is nothing within the proposed policy which clearly distinguishes the issue 
of height.  It is not proposed to define or link building height to the proposed ‘change areas’.  Only a 
limited reference is made in the Municipal Planning Strategy (Clause 2) that some ‘taller’ buildings 
(described in the exhibited version as above 14 storeys and subsequently removed) are anomalies 
to ‘mid rise’ character.  From this it might be divined that ‘high rise’ buildings are 14 storeys or taller. 

75. In my opinion however it is a reasonable assumption that there would be a distinction in building 
height between areas of ‘moderate’ and ‘high’ change.  In the absence of a specific overlay (none is 
proposed) then buildings of height (undefined) may not be permitted on the land.  This is in contrast 
with the site context and the opportunity of certain main roads in the Municipality to contribute to 
additional housing relative to other more sensitive settings should be recognised in proposed Clause 
16.01-2L ‘Location of Residential Development’. 
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CONCLUSION 
76. My conclusion in relation to the proposed Yarra Amendment C269: 

▪ The identification of the land at No. 21- 53 Hoddle Street as part of a ‘moderate 
change’ area in the Yarra Housing Strategy, 2018 and subsequently in Clause 16.01-2L 
does not appropriately recognise the characteristics or development opportunity of 
the land.   

▪ The land at No. 21 – 53 Hoddle Street (and surrounding areas of Commercial 1 Zone 
land along the west side of Hoddle Street, Collingwood), would more appropriately be 
designated as areas of ‘high change’ on account of the site characteristics and 
categorisation of the Yarra Housing Strategy. 

77. I declare that I have made all the inquiries that I believe are desirable and appropriate and that no 
matters of significance which I regard as relevant, have to my knowledge, been withheld from the 
Panel. 
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NAME AND ADDRESS 

Stuart Andrew McGurn 
Director 
Urbis Pty Ltd 
Level 10, 477 Collins Street 
MELBOURNE  VIC  3000 
 

QUALIFICATIONS 

▪ Bachelor of Arts 1984 
▪ Graduate Diploma Urban Planning 1986 
 

PROFESSIONAL EXPERIENCE 

▪ Current Position: Director, Urbis Pty Ltd 

▪ 2010-2015:  Partner, Environmental Resources Management Australia Pty Ltd 

▪ 1998 – 2010: Director, Fulcrum Town Planners Pty Ltd 

▪ 1986 – 1998:   Town Planner in local government – Cities of Broadmeadows and   
   Melbourne, including role as Principal Planner – City of Melbourne  

AREA OF EXPERTISE 

▪ Statutory planning for local and state government on a range of residential, commercial and industrial 
issues. 

▪ Consulting advice to a wide range of commercial and local government clients addressing the 
management of urban development and the statutory planning process. 

▪ Extensive planning advice to architects, project managers and other professionals involved in a range of 
projects and the built form and visual impact issues associated with the development of land. 

 

EXPERTISE TO PREPARE THIS REPORT 

Professional qualifications and expertise in town planning both in the public and private sectors. 
 

INSTRUCTIONS WHICH DEFINED THE SCOPE OF THE REPORT 

My instructions required me to undertake a town planning assessment and review of Amendment C269 to 
the Yarra Planning Scheme.  In so doing, I have relied upon those matters set down below. 
 

FACTS, MATTERS AND ASSUMPTIONS RELIED UPON 
I have relied upon the following in the preparation of this report: 
 

▪ Inspection of the subject site and surrounds. 

▪ Review of the Yarra Planning Scheme, exhibited amendments, and strategic policies. 

▪ Documents as described in the Introduction to my Statement.  

  

DOCUMENTS TAKEN INTO ACCOUNT 

Relevant documents are described above. 
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IDENTITY OF PERSONS UNDERTAKING THE WORK 

Stuart McGurn, Director, assisted by Christina McRae, Director.  
 

SUMMARY OF OPINIONS 

A summary of my opinions in relation to this matter is included at paragraph No. 7 of my evidence. 
 
I have made all the inquiries that I believe are desirable and appropriate and no matters of significance which 
I regard as relevant have to my knowledge been withheld from the Panel. 
 
 
 

 
 
Stuart McGurn 
Urbis Pty Ltd 
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