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EXECUTIVE SUMMARY

In 2018, Toyota Motor Corporation consolidated their national corporate headquarters at No. 155 Bertie
Street, Port Melbourne, within the Fishermans Bend urban renewal area. Their associated sites at No. 140
and No. 61 Bertie Street, Port Melbourne are also located within this area.

The Fishermans Bend Framework Plan, policy and controls proposed to be implemented under Amendment

GC81 will significantl y itheprgected futuce pfdheiaPors Metbqume sites.il ons an d
have reviewed the implications of the proposed policy on Toyota and have made the following

recommendations:

1 Recommendation 1: Allow flexibility for Toyota to masterplan for the future on their 155 Bertie Street
site by removing the mandatory controls around the proposed road alignment.

1 Recommendation 2: Change the mechanism to acquire new streets and public open space to ensure
clarity on who will deliver and pay for the asset by applying the Public Acquisition Overlay and
implementation of a Development Contributions Plan.

1 Recommendation 3: Amend the decision guidelines within Schedule 1 to the Capital City Zone to
remove the gui dewherepartovdsitecishdeveldapedt whatherdan agreement has been
entered into to ensure that the floor area ratio across the site will not be exceeded and whether the
development is sited so that adequate setbacks are maintained in the event that the site is subdivided or
ot herwise altered to create .a separate future devel o]

1 Recommendation 4: Designate the entire 155 Bertie Street site within the core area.

1 Recommendation 5: In Schedule 30 to the Design and Development Overlay, make the mandatory
controls discretionary to allow for flexibility and innovation in design.

1 Recommendation 6: Allow for minor shadowing that does not cause significant amenity impact on
Neighbourhood Parks between 11am and 2pm at the equinox to be considered.

1 Recommendation 7: Expand the decision guidelines of the Parking Overlay to accommodate the
parking needs of existing businesses whose functions are in line with the vision for employment and
high-tech business growth within Fishermans Bend.

1 Recommendation 8: Remove the Development Plan Overlay.

1 Recommendation 9: Review the drafting of the policy to simplify the wording and remove contradictions
in controls. This could be significantly improved by removing mandatory controls that have multiple
exemptions.

These recommendations are further expanded upon within the body of this report.
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1. INTRODUCTION

1. My name is Brendan Rogers and | am a Director of Urbis Pty Ltd which conducts its business at Level
12, 120 Collins Street, Melbourne. My qualifications and experience are described at Appendix A.

2. | have been requested by Clayton Utz on behalf of Toyota Motor Corporation Australia Limited to
prepare a town planning report regarding the exhibited draft Fishermans Bend Framework and
proposed planning controls under Amendment GC81 to the Port Phillip and Melbourne Planning
Schemes. | have been specifically asked to provide comment on the proposed Planning Scheme

Amendment GC81 with respect to any issues and implicationsrelevantto Toyot ads | and hol di
140 and 155 Bertie Street, Port Melbourne.

3. I am familiar with Toyot adworkstp it Bartie Steet afficalbuildiegc e nt  up
as | was the Director responsible at Urbis for undertaking the development approval work for Toyota on
this project. As such | am familiar with the area a

considerations.

4. Inthe context of my brief and the fact that the Panel has received extensive commentary on the details
of the broader Amendment, | have not included discussion on the vision or broader detail of the
proposed Planning Scheme Amendment or Framework Plan.

5. I acknowledge that the planning provisions set out in the Amendment allow for significant
redevelopment within the Sandridge Precinct, and will remove the current mandatory height controls
from the majority of the Fishermans Bend Area. The Amendment does, however, introduce a number of
new controls, including a number of mandatory elements, and the focus of my review is the implications
of the new controls for Toyota and its land holdings.

6. In preparing my evidence | have considered the new Fishermans Bend Framework Plan and the
proposed planning controls as they relate to the Toyota Land Holdings within the Sandridge Precinct. |
have considered this from the perspective of the current operations of Toyota and how these may
evolve over the long term. | have also reviewed this from the perspective of the implications if Toyota
decided to sell part or all of the land for development by others in the medium to long term, particularly
in relation to the issue of clarity and certainty as to the implications of some of the provisions,

URBIS 1
MA11558 REPO1_FINAL INTRODUCTION



2. SUBJEQTES ANDRROUNDS
2.1. CONTEXT

7. Toyota Motor Corporation Australia Limited (Toyota) has two main sitesint he Fi sher brthamds Ben
Renewal area, located at 61 and 155 Bertie Street, Port Melbourne, and a smaller parcel at 140 Bertie
Street that is currently used in conjunction with 155 Bertie Street. The existing building at No. 155 Bertie
Street forms the national corporate headquarters for Toyota, the technical, design and regional office is
located at No. 61 Bertie Street.

8. The company recently invested $30 million in consolidating its head office operations in Melbourne,
including the consolidation of its corporate headquarters at 155 Bertie Street. This has involved
relocating hundreds of roles from Sydney and a significant upgrade to their headquarters building
(CHQ), which has confirmed their commitment to focus their operations in Port Melbourne. The
upgrading of the CHQ has contributed to positive economic flow on affects to the immediate area and
Melbourne. It has meant Toyota has increased their permanent workforce at Port Melbourne from 360
to 560 employees in early 2018 and has also provided capacity for the growth of the business as well as
for contractors working on specific projects, with a maximum capacity of 660 employees on site at the
completion of works. The investment in the site and consolidation of its national headquarters confirms
T o y o st@rig gommitment to retaining their business in the area.

9. Toyot abds b us dareusdghe sates ancedistributeon of cars including technical, design and
service related funcitons and as you would expect, the function of the business is also heavily reliant on
the use of cars throughout the day. The new headquarters has been designed to allow ample space for
employees to park their cars but also for corporate vehicles to be stored on site. This space is critical for
the successful operation of the business today, as employees travel from their homes throughout
Melbourne to reach work, and are required to be mobile and visit various locations throughout the city
duringtheday. The si ze of Toyotabs sites provide substanti a

10. At present, the sites sit within what is largely an industrial area, today dominated by large floorplate
warehouses and various industry. As they currently sit, there are no immediate sensitive interfaces.

11. Inrelation to the planning contextofthebr oader ar e a, Toyot adareisthet es i n Po
northern portion of the Sandridge Precinct, within the Fishermans Bend Urban Renewal Area. The West
Gate Freeway creates an impermeable edge to the prec

Precinct and the CBD to the north. There are limited connections to the north across the Freeway,
although both Bertie and Bridge Streets provide connections to the south, with links to east-west
connections in Fennell Street and Williamstown Road.

12. The sites are approximately a 5-kilometre drive from the centre of the CBD and can be most
conveniently accessed from the city via the Wurundjeri Way bridge. By car, this journey is approximately
15 minutes.

13. Publ ic transport access CBbhatprdsentismote diffichilrandocanMerhobto ur ne 6 s
conveniently be achieved via the Route 109 tram which involves a 15 minute walk from the North Port
Stop to No. 155 Bertie Street with a total trip time of over half an hour. Bus route 235 provides an
alternate public transport mode with a similar travel time. This route also involves a 10 minute walk at
the end of the journey. For those wishing to connect to the train network their journey would involve at
least two forms of public transport and a substantial walk to reach the nearest station.

URBIS
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Figure 1: Location Plan and Proximity to the CBD
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2.2. SANDRIDGE PRECINCT

14. The Fishermans Bend Framework Plan defines five distinct precincts within the urban renewal area.
T o y o sitastare identified within the Sandridge precinct where the vision is to become:

One of Melbour ned6s premium office and commerci al centres,
retail.
15. Under the Frameworkit i s i ntended that this precinct winthl beco

new public transport planned to provide fexcellentoaccess from the CBD.

16. The proposed policy and controls for this area allow for the highest buildings, floor area ratios and
dwelling densities within Fishermans Bend under the new provisions. The proposed local policy also
requires the highest minimum floor area ratio not used for a dwelling. It appears that these controls and
policies are intended to allow for the type of activity and character that can be found within the CBD,

albeit on a smaller scale.

17. Inimplementing these controls, it is understood that the intent for the precinct it that it becomes an area
of substantial activity with active street frontages, higher levels of density and a critical mass of
employment opportunities.

2.3. 61 BERTIE STREETVEOBOURNE

18. No. 61 Berti e St rtechnical ldesignsardsegidnalpflicesaThe site has a street
frontage and rear boundary of 110.72 metres and length of 175.06 metres. The total site area is
approximately 1.94 hectares.

19. The site is bordered by three roads, Bertie Street to the north east, Bridge Street to the south west and
Fennell Street to the north west.

URBIS 3
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20. Itis currently occupied by two buildings, a two-storey building used for technical and design functions,
facing Bertie Street and another two storey building located on the corner of Bridge and Fennell Streets.
This building is used as Toyotabs Victorian regional

21. The remainder of the site, along the northern frontage, is made up of open area car parking
accommodating approximately 120 car spaces of staff and visitor use. The car park can be accessed
from all three street interfaces.

2.4. 140 BERTIE STREET

22. No. 140 Bertie Street is a 2,256 square metre triangular shaped site located on the north east side of
Bertie Street. The site is directly opposite 155 Bertie Streetandisusedfor Toy ot a 6 sarparkisgi t or

2.5. 155 BERTIE STRESEIEBOURNE

23. No.155 Bertie Street is the Il ocation of Toyotads nat.i
3.95 hectare irregular shaped lot with a frontage to Bertie Street to the north east of 134.52 metres and
frontage to Bridge Street to the south west of 186.5 metres. The West Gate Freeway borders the
northern edge of the site.

24. The site is developed with a three-storey office building located on the north eastern side, fronting Bertie
Street. The building was opened in 2004 and refurbished in 2017 to provide a state of the art facility for
Toyotads cor por aaceommaaedhe congolidaed soles from Sydney and Melbourne,
which has been implemented over 2017 and 2018. The building has a gross floor area of 11,169 square
metres.

25. To the rear of the office building is an at-grade car park. The car park can be accessed from both Bertie
and Bridge Street and provides parking for employees and visitors as well as space for corporate
vehicles.

26. At the north side of the site adjacent to the West Gate Freeway is a grassed area for use by employees
and a satellite building that now includes a small workshop and office space that was used to house
employees during the refurbishment of the CHQ building. It is now used for office growth space and
project areas. A portion of the ground floor of this building has been retained as a workshop for
corporate vehicles. The new controls include a nomination of this building as having some heritage
significance in regard to a portion of the building structure.

27. The site has a maximum capacity for up to 660 employees, within the current CHQ and satellite
building.

URBIS
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Figure 1: Aerial view of subject sites
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3. POLICY AND CONMRACIING THE JUBJEC

28.

29.

30.

LAND

| have based my assessment of the proposed policy and control framework on the implications that it
has for a corporation such as Toyota in their ongoing business operation and investment decisions. |
have not reviewed all aspects of the proposed policy and controls on a first principles merits basis.

In reviewing the policy and control framework, | have considered how the proposed controls will impact
the ability of Toyota to carry out its business, taking into account the recent investment it has made and
how it could potentially evolve its operations over the next 10 to 15 years and beyond.

| have also considered the controls from the point of view of providing clarity and certainty for Toyota as
a land owner, whether this be in regard to continuing to expand the existing business or when all
options are weighed up, considering the redevelopment and/or sale of the site in part or in whole.

3.1. KEY ISSUES

3.1.1. Implementation of new road and public open space within the subject

31.

32.

33.

34.

sites

Recommendation 1: Allow flexibility for Toyota to masterplan for the future on their
155 Bertie Street site by removing the mandatory controls around the proposed

road alignment which statethat6a per mit must not be gr
building or construct or carry out works where the provision for any new streets,
laneways, or public open spaced ( S deHl ¢odhe Capital City Zone).

Recommendation 2: Change the mechanism to acquire new streets and public
open space to ensure clarity on who will deliver and pay for the asset. It is
suggested that the Public Acquisition Overlay is applied in lieu of the proposed
control in the Capital City zone and that consideration be given to how the
Development Contributions Plan under the Overlay is implemented to provide for
the funding of the acquisition. This can build in compensation for the financial
burden on landowners with public assets nominated on their land and deliver funds
for the construction of the new assets.

A major impact to Toyota in regard to the new controls on the future of use of their site at 155 Bertie
Street is the 22 metre wide road shown on Map 2. The alignment of the new road cuts directly through
the middle of the site on a northeast/southwest
newly refurbished headquarters.

At No. 61 Bertie Street, an area of public open space is proposed on the northern corner, and the
northern edge of the site is impacted by the proposed widening of Fennell Street.

Within Schedule 1 to the Capital City Zone, the control states:

A permit must not be granted to construct a building or construct or carry out works where the
provision for any new streets, laneways or public open space generally in accordance with Map 2
and Map 3 is not provided.

Requiring private land to be set aside for public use via a mandatory control in the zone with no
information or certainty as to timing or who is responsible for the future construction of infrastructure
creates significant uncertainty and makes it very difficult to plan for the future development of a site.

Implications on 155 Bertie Street

35.

The lack of discretion in this control as it relates to the 155 Bertie Street site creates significant
limitations on what Toyota can do with their site, particularly if they want to further develop. The control

URBIS
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36.

37.

38.

39.

restricts any building or works within the area set aside for roads. This would technically restrict any
works that Toyota may wish to make to their existing building, no matter how minor, if the works were to
encroach into the proposed road area. This is a nonsensical approach with no consideration for the
existing business and will unreasonably restrict Toyota from expanding and developing in a practical
way.

The Framework Plan has not contemplated the potential of a future Toyota campus at 155 Bertie Street
in the medium to long term. | am advised that Toyota met with the Fishermans Bend Taskforce in the
early consultation on the Framework Plan and advised of its plans to continue to consolidate its
headquarters at 155 Bertie Street and requested the removal of the proposed street alignment.

Toyota is the type of business that the Planning Policy Framework is seeking to attract to the area. In
this instance, Toyota has made a commitment to consolidate its headquarters in Melbourne, with a very
substantial investment. One which | imagine the State Government would be very pleased about. A
site of this size provides the opportunity for Toyota to plan for long term growth on a consolidated
campus so it is short sighted in my opinion that the Framework Plan and proposed controls would
exclude this possibility. In my view, the location of the site, which backs onto the Westgate Freeway,
and with both Bertie and Bridge Streets terminating at this point, warrants consideration of potential
alternative development scenarios.

The control does not allow any flexibility in alternate design outcomes which may potentially suit
Toyotads requirement s sewhiochiislcalid mglvecamasiet psan vehich responds g
to the vision for Fishermans Bend. This control essentially requires a very recently refurbished office
building to be demolished to allow for the proposed road network to be realised. In my opinion, there
should be provision made for discretion in this particular location within the Fishermans Bend area, such
that a common-sense approach can be taken, realising that whilst it is important for a functional future
road network to service the expanded development and population under the vision for Fishermans
Bend, it should not be at the expense of a viable alternative that would facilitate the future growth of a
major existing employer, particularly where a viable alternative exists. The Option A4 massing model in
Appendix B shows how a campus style development could work on this site.

An alternative planning option would be to identify this site in the Framework Plan as the Toyota CHQ
campus site, and potentially include reference to a potential future east-west connection through the site
whilst removing the mandatory requirements under the controls. This would allow Toyota to plan for its
future use and development with confidence, but also maintains the option for an east-west connection
in the future as part of the planning framework, if Toyota were to leave the site in the future.

Clarity and mechanisms for the delivery of new local streets and open space infrastructure

40.

41.

42.

43.

URBIS

I do not support the proposed mechanism for the acquisition of the land for local roads and open space,
and | comment on this below. | also consider there is a lack of clarity on how the proposed
infrastructure will be developed and no information on the timeframe for delivery or who is responsible
for this. Whilst it is not set out in the planning controls, | note that there appears to be an assumption in
the discussion in the Part B submission submitted by Ms Brennan on behalf of the Minister that the
developer will be required to assume responsibility. However, there is no guidance within the policy on
what is expected in terms of timeframes and desired outcomes, and | am not aware of any planning
control that can require a land owner to develop their land at a particular point in time.

| consider that the proposed mechanism for acquiring the local road and public open space, through
mandatory controls in the zone, is inequitable and inappropriate. If public infrastructure is required but is
located on private land, its acquisition and delivery should be undertaken in a way that provides
certainty to the land owner on how they are to be compensated, and who is responsible for the new
works.

The Pubic Acquisition Overlay (PAO) is an accepted instrument to identify land to be acquired by a
public authority to deliver a particular outcome in a fair and reasonable manner with mechanisms built
around it to ensure that landowners impacted by the overlay can be appropriately compensated. |
suggest that applying a PAO over the affected areas is a more appropriate tool to allow for certainty and
fair compensation for Toyota as the land owner. It also ensures that the new infrastructure does not rely
ona private | and oevelgmédntto facibtate its pravision.o n

The acquisition and delivery of the roads and open space could also be built into the Development
Contributions Plan (DCP) and introduced into the planning scheme via an amendment process. A DCP
can ensure that land owners are appropriately compensated via allowances and dispensations for those
affected. The DCP can put a value on land to be contributed for local streets and open space, and
balance this against any contributions a land owner may be responsible for, or fund an acquisition of
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land where required. This approach would also provide affected landowners with more certainty
through a transparent and equitable mechanism for compensation.

Equity of Floor Area Ratio redistribution to compensate for local streets and open space

44. | question the equity for Toyota of the proposed Floor Area Ratio redistribution to account for the land
that they hand over land for a public road and open space. The Minister and Ms Hodyl have suggested
that the policy requirements and controls are a fair approach which will not cause unreasonable
detriment to land owners given that the area to be set aside for public infrastructure can still be used as
part of the total site area when calculating potential gross floor area based on the floor area ratio
requirements. | believe that there are significant shortfalls to this logic as there remain various
detri ment al outcomes that impact Toyotadbs ability to

a. Lack of flexibility in design. The road cutting straight through the middle of 155 Bertie Street
limits opportunities for master planning a campus-style site across the whole site, and
predetermines the remaining areas of land they have left to work with to the north and south of
the proposedroad. Fur t her mor e, i fbuilliogysddremais, soehatithe toadrwil
never come into fruition, the remainder of the land where the road is proposed is essentially
redundant for any future development.

b. The need for additional plot ratio in core areas is only relevant when a building incorporates
residential land use. For any non-residential development, there is no limit on applying for
additional floor area that would exceed the specified floor area ratio in core areas. In this case,
there is no benefit provided by transferring the floor area ratio allowance, but the loss of land is a
loss in opportunity and flexibility for alternate development outcomes.

c. The policy results in double dipping with Clause 52.01 Public Open Space Contribution and
Subdivision. Under 52.01, a person who proposes to subdivide land within Fishermans Bend is
subject to an 8% contribution for public open space. This is coupled with the expectation that
they set aside land on their own property for public infrastructure on top of this.

d. The approach ignores the cost of delivery, noting that the Part B submission by the Minister
suggests that the roads and open space should also be delivered by the developer.

e. The proposed approach ignores the issue of control over the delivery of streets and open space.
If this is left to the developer there is no ability for government to bring forward particular areas at
critical times. In other words, there is no ability via this method to co-ordinate the delivery of
these assets

f.  The location of new neighbourhood parks, which are protected by overshadowing controls could
further inhibit the development potential of land that is already impacted by the loss of space.
This is not the case for Toyota where the proposed open space is located at the north-east
corner of the 61 Bertie Street site.

g. The proposed approach ignores the value of the land itself and how the land owner may intend
to use the additional land. For example, the site area may be just as important, if not more
important than the same density delivered by additional height. This is particularly relevant for
Toyota where it currently has the potential to masterplan its sites for a long-term future
headquarters at 155 Bertie Street. This could include facilities such as show rooms and storage
areas which require large building footprints, not height.

URBIS
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3.1.

45.

46.

47.

48.

49.

50.

URBIS

MA11558 REPO1_FINAL

2. Impacts of Floor Area Ratio requirements

Recommendation 3: Amend the decision guidelines within Schedule 1 to the
CapitalCityZone to remove t he gvbherepatiofiasieiswh i
developed, whether an agreement has been entered into to ensure that the floor
area ratio across the site will not be exceeded and whether the development is

sited so that adequate setbacks are maintained in the event that the site is
subdivided or otherwise altered t o.This 4
is an extremely impractical approach to control plot ratio and lots should be
assessed on a site by site basis. In conjunction with this, review how Floor Area
Ratio is calculated, given that the use of gross developable area appears to relate

primarily to accounting for acquisition of roads and open space.

| consider the proposed approach to monitoring the extent of Floor Area Ratio that has been used
across a | ar ge s i wherethesQrosshDewlepableArea df tacdndqle site is used as
the denominator, is problematic.

The only location where this seems to be addressed is in Schedule 1 to the Capital City Zone, in the
decision guidelines for determining building and works applications. This section includes a point that
the extent of floor area ratio that has been used across a site, or remains for a site, may need to be
included in a Section 173 agreement. The decision guideline states:

Where part of a site is developed, whether an agreement has been entered into to ensure that the
floor area ratio across the site will not be exceeded and whether the development is sited so that
adequate setbacks are maintained in the event that the site is subdivided or otherwise altered to
create a separate future development site.

I have concern as to how this provision can be realistically and successfully be implemented when
considering the practicalities of issuing planning permits over time.

For staged development, this provision suggests that an agreement will be required to ensure that the
floor area ratio across a site will not be exceeded. This approach appears clumsy and difficult to
administer with excessive unnecessary red tape. There are multiple issues arising from this in that:

a. There is no information on how the responsible authority will monitor floor area ratio for the gross

area of a site. It would seem ridiculous to suggest that a Section 173 agreement needed to be
created every time a portion of a site was developed that recorded the remaining plot ratio
available. Another option would involve the establishment of a register to keep track of floor
area ratio, provision of public benefit, non-residential use in core areas as well as any permit
amendments which may alter the floor area ratio. There is a need for clarity and transparency.
Based on the information available at present there appears to be a lack of clarity as to how a
landowner will know what their development rights are unless they are a master developer?

b. If a site is subdivided and multiple land owners purchase each parcel, how is it determined how
much each land owner can build? Future purchasers cannot come in with any certainty as to
what they can build if the wider area has already been partially developed.

To effectively implement this, a master plan approach is required from the beginning and an
agreement such as Section 17386s would need
ratio is not exceeded. There are numerous variables that would appear to make this approach
quite challenging. What if, for example, one site decides never to develop. In the meantime,
another site may decide to build only commercial and therefore be able to build a higher floor
area ratio. A third site may then benefit from additional plot ratio allowances but how does the
responsible authority calculate these and ensure a land owner is not unreasonably restricted by
the requirements of any agreement.

| consider that it would be a far simpler and more practical approach to provide controls that apply to
individual development sites, not gross developable areas.

The implications of the floor area ratio controls are discussed in Section 4 of this report.
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313. Designation incoércedbeéareasdnon

51.

52.

Recommendation 4: Designate the entire 155 Bertie Street site within the core area
given that the whole site is in single ownership, is in proximity to the proposed metro
station and has a direct interface with the Westgate Freeway.

In reviewing the policy framework that applies to the three parcels of land owned by Toyota | noted that
it is only the northwest portion of 155 Bertie Street that is located within the non-core area under the
proposed controls. | find it somewhat arbitrary that a portion of 155 Bertie Street is designated core and
a portion is designated non-core, which | assume relates primarily to the distance of the land from the
proposed alignment of the future metro rail line.

| requested that our design team identify a 400m radius from the centre point of the indicative future
metro station, which is shown on Figure 3 below. This reveals that the majority of the core area on 155
Bertie Street falls within the 400 metre radius but not the total area. It also reveals that the whole of the
site would fall within a 600m radius of the future metro station. The site is also in a single ownership
and extends through to the Westgate Freeway alignment to the north, and is bound by the Bridge Street
alignment to the west. In my view consideration should be given to including the whole of 155 Bertie
Street in the Core Area.

Figure 3: Proximity to Proposed Rail
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