6.1 LETTER OF REFERRAL



=5, RECEIVED
- TN
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Ms Jane Monk

Chair Priority Development Panel

PO BOX 500

EAST MELBOURNE VIC 3002

-

Dear Mylénk\’( Aang

REQUEST FOR FURTHER ADVICE FROM THE PRIORITY
' DEVLOPMENT PANEL - FOOTSCRAY STATION PRECINCT PART 2:
FOOTSCRAY MARKET

I refer to the Fooiscray Transit City — Planning Reviews PDP Report dated
August 2008. I note that the report included recommendations to use the Priority
Development Zone (PDZ) to give effect to the key objectives and principles of the
Footscray Station Precinct Planning and Urban Design Framework (PUDF). 1
note that the report also made a recommendation that ‘consideration should also
be given to extending the PDZ to the Footscray Market ..... in future planning’.
Although beyond the original scope of referral, this site is recognised as a key
gateway site which represents significant strategic redevelopment opportunities,
with the potential for development which integrates and creates synergies with the
Station Precinct.

I understand that the Department has commissioned SJB Urban to expand their
PUDF to include additional strategic planning and urban design analysis on the
Market site, which is expected to be delivered by the end of January 2009.

In order to give due consideration to this gateway site in conjunction with the
future development of the Siation Precinct, 1 request the PDP provides
recommendations in relation to:

¢ the strategic planning and urban design analysis by SIB for the site
e drafting of PDZ Schedule 1 to include the site
s an appropriate approval process for giving effect to the amendment.

I preparing its advice, I ask that the PDP works closely with Council and the
Department’s Footscray Central Activities District Unit, and consults directly with
key stakeholders, including landowners of the market and adjacent “triangle’ site.

Privacy Staterzent

Any personal Information abowt you or a third party in your correspondence will be protected under the provisions The Place To Be
of the Information Privacy Act 2000, It will only be used or disclosed to appropriate Ministerial, Stututory e
Authority, or departmental staff in regord to the purpose for which it wos provided, unless required or awthorised by

fow. Enguiries abind aceess to information abowt you held by the Depnrtmenyt should be directed 1o the Manager

Privacy, Depariment of Planning and Community Development, PO Box 50, Fast Melbowrne, 3002,



I request that the PDP provide its advice to me within 6 weeks from the date of
this letter.

Yours sin y

A

JUSTIN MAD MLC
Minister for Pl g

cC Mr Michael Clarke
Mayor, Maribyrnong City Council
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6.2 LETTER OF ADVICE FROM REDC






real estate development corporation

Scenario One - Decant & demolish the market ... with new buildings to 12-15 storeys

This solution is unlikely to be financially viable. The key issue is the requirement to temporarily relocate the
existing Market which results in the following:

i) The loss of income associated with shutting down the market would be cost prohibitive

i) The existing Market has significant wet area infrastructure for fish, meat and poultry. Any
temporary relocation would incur significant ‘write-off' costs,

iii) There is no obvious relocation site available within the Precinct.

There is also the potential risk that a temporarily relocation of the Market may dilute or change the
composition, appeal and patronage of the Market forever. The combined risk of damaging the existing
character of the Market with the financial cost of relocating leads to the conclusion that this option is unlikely
to be viable.

Scenario Two - Refurbish the market ... with new buildings on prominent corners to 12-15 storeys

This concept seeks to allow the development of apartment buildings on prominent / feature corners and infill
townhouse between these buildings on the roof of the existing Market site. This solution has the benefit of
not having to relocate the existing Market.

However from a commercial perspective the cost of reinforcing the existing structure to take the proposed
12 storey height is likely to be prohibitive. Also, to minimize disruption to the Market this solution seeks to
minimize encroaching on the existing market. This constraint leads to inefficient floor plate sizes and car
park efficiency and access issues.

Whilst this propesal has more merit than Scenario One, it is questionable from a financial viability
perspective.

Scenario Three - Redevelop the Site in stages ... with buildings to 20-30 storeys in height

A meeting facilitated by Jane Monk and Tania Quick was held with the Market and Triangle owner's / owner
representative's and attended by Cameron Alderson

The key insight from this meeting determined that a two stage redevelopment of the Market is a possibility.
This could be achieved by way of demolition in two halves or by reinforcement through the existing structure
in two stages.

The Market General Manager advised that this two stage redevelopment of the Market has been proposad
by him to Council some 10 years ago. At the time Council were not willing to consider the 30 storey height
he believes would be needed to support a viable redevelopment.

The cost to re-inforce, or demolish, the existing structure will require a yield greater than for adjoining vacant
sites. Whether thirty storeys of height are required for financial viability remains to be tested. Without having

undertaken a complete due diligence it is reasonable to assume that building height above 20 storeys may
be required in arder to justify this redevelopment proposal.
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real estate development corporation

For this reason a preliminary study of urban form has been undertaken to inform a more considered debate
as to height. This may lead to a clearer interpretation of the height guidelines for the Site established by the
Council's “Skyline Study”.

The case for additional height on the Site is subjective however financially may be the difference between a
catalyst project that regenerates the market and its poor street level presentation, Far the following reasons
there appears to be merit for a review of height to 20-25 storey residential buildings:

e the designation of Footscray precinct as a Central Activity District. Similar examples are
Chatswood in Sydney, South Yarra's Forrest Hill precinct and even Box Hill where there is broad
community and government support for abave 30 storeys.

» the fact that few residents exist in the precinct currently suggests that opinion against increased
height may be muted.

s the need o atiract resident’s to activate the CAD after 5pm

e the size and depth of the Site allowing heights to be set back from a podium, particularly on the
Market land

* the preference for a diversity of height in the precinct

» the possibility that additional height may be required to justify a substantial redevelopment of the
Market and consequently its surrounds

The staged redevelopment is proposal has the benefit of upgrading the existing Market without having to
relocate. It would also result in the opportunity to rectify the interface to Irvine and Leeds Street. Importantly
the vendor's representative, with the height that proves up financial viability, is willing and keen to pursue
such a solution,

Critically the Market owner is pursing a ten unit development aver the existing supermarket. This proposal
is under appeal at VCAT by Council however has received Minister's support to date. The most logical
location for loading for any redevelopment scheme is in this location. There is concern strategically the
approval of these 10 units may inhibit future redevelopment proposals and hence inhibit the potential for the
Market itself as a catalyst project for the Site. This permit should not be granted at least until this potential
‘catalyst’ study has been concluded.

J\Projects\SF - Site filas\FOOTSCRAY, MARKET SITE\080406 - Footscray Market Triangle Recommendation.doc

) ¢ i ! Wy i 1| abn



real estate development carporation

Recommendation

To achieve the objective of ‘'unlocking’ a catalyst project for the Footscray CAD on the Site there are three
key recommendations:

1. Review the case for height to 20 — 30 storeys of residential contained to the Market with a strong
dual focus on the street level pedestrian experience as a ‘trade-off’ for the height. Lower height for
the Triangle site should then be applied in preparing a master plan for the combined Site.

2. Assuming revised heights are supported in principle, seek preliminary concept designs from the
two owners of land within the Site for an urban design, staging and commercial viability testing.

3. Ifthe reviewed heights prove to be commercially viable ensure the statutory process for approval
controls the detail relating to setbacks, fagade treatment, car park ratios and pedestrian level
upgrade works. This may be best done via a Development Plan Overlay however town planning
advice should be obtained independently,

4. Introduce incentives to "develop” rather than "hold". This may involve taking bonds by way of bank
guarantee for public realm works as a condition of permit, These can then be cashed if time runs

out. This will provide Council with funding to carry out certain wark direct. These funds must
however be only allowed to be used for this specific purpose.

[ would be happy to discuss any of the above with you.

Yours sincerely

o,

q\

Cameron Alderson
Director, Red.C
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