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12.2 ST KILDA MARINA PROJECT - ENDORSEMENT OF THE ST 
KILDA MARINA SITE BRIEF 

EXECUTIVE MEMBER: CHRIS CARROLL, GENERAL MANAGER, CUSTOMER AND 
CORPORATE SERVICES 

PREPARED BY: MICHELLE RYSANEK, SENIOR PROPERTY PROJECT MANAGER  
 

 

1. PURPOSE 

To present the St Kilda Marina Site Brief to Council for endorsement. 

2. EXECUTIVE SUMMARY 

2.1 For the past 50 years the St Kilda Marina site has been under one commercial lease 
agreement with an expiration date of 30 April 2019. On 7 February 2018, Council 
endorsed the Project Approach which sets out the various stages of the project and the 
timeline (Attachment 1), and on 18 April 2018 Council endorsed The Community 
Stakeholder and Engagement Plan (Attachment 2). Both are key documents guiding 
the project to secure a new long-term lease arrangement for the site. 

2.2 To cover the gap between the expiry of the existing lease and the commencement of a 
new lease, Council at a meeting on 3 April 2019 approved an interim three-year lease 
with the existing tenant, Australian Marinas Pty Ltd. The purpose of the short-term 
lease is to support the continuity of existing operations on the site while procurement 
for a new long term lease is undertaken, and enable a smooth transition between the 
existing and new lease. 

2.3 To ensure the full potential of the site is realised as part of a new lease arrangement, 
Council has committed to a multi-stage community engagement program, working 
closely with the community at key stages of the project to understand and consider the 
community’s values and aspirations for the local area and specifically for the site. 

2.4 In Stage 2 of the project, Identifying the Site Vision and Objectives, a comprehensive 
community engagement program was undertaken to inform the development of a 
Vision and Objectives for the site. The Site Vision and Objectives is provided in 
Attachment 3. 

2.5 As part of the engagement approach for Stage 3 of the project, Setting the Parameters, 
a 24-member Community Panel was established to bring a focussed community voice 
with broad perspectives to the development of solutions for the future of the marina 
site. 

2.6 The Community Panel was selected via a public expression of interest process. From 
the received nominations, a computer-generated random selection process was 
undertaken to match nominees to the selection criteria. Recruitment of the panel 
members was undertaken by independent consultants.  

2.7 Through the Community Panel process, community panel members worked with 
Council officers and technical advisors to develop a set of mandatory and discretionary 
criteria (design criteria) for key components of the site, grouped under five categories. 
These were: 
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a) Views and movement. 

b) Marina function. 

c) Complementary uses. 

d) Open space, public realm and carparking. 

e) Environmental design and Coastal Resilience. 

2.8 The ideas explored by the Community Panel were tested with the broader community 
at the mid-way point of the panel process via an online survey. In total 368 people 
completed the survey. Participants represented diverse connections to the Marina, 
including residents, boat owners, Bay Trail users, business owners and visitors.  

2.9 While they did not have access to the same quantity and depth of information as the 
Panel, their feedback demonstrated broad community sentiment on the Panel’s 
progress of design criteria development, and supported the Panel’s ongoing 
deliberations.  

2.10 The St Kilda Marina Stage 3 Community Engagement Report (Attachment 3) details 
the processes and findings of the Community Panel and broader community 
engagement undertaken as part of this stage.  

2.11 A key document generated from the community panel process in Stage 3 of the project, 
The Community Panel Outcomes Document dated 10 December 2018, (Attachment4) 
shows the outcome of the Panel process.  

2.12 This document includes the set of mandatory and discretionary criteria for the site 
developed through the Panel process. These mandatory and discretionary criteria 
evolved from a series of deep discussions and workshops with the Community Panel, 
technical experts and Council Officers, as well as consideration of the wider community 
feedback via survey and input and feedback from Councillors. This document also 
shows the level of agreement by the Panel with each of the criteria.  

2.13 The outcomes of the Community Panel and wider community consultation process 
have informed the development of the St Kilda Marina Site Brief being presented to 
Council for endorsement. The St Kilda Marina Site Brief is provided in Attachment 5. 

2.14 The purpose of the Site Brief is to: 

a) Build a shared understanding of the site and the parameters of a future 
redevelopment of the site under a new long-term lease to deliver the vision and 
objectives, including what outcomes are required and what is and is not 
permitted. 

b) Underpin the procurement process for a new long-term lease by informing the 
market and guiding interested parties to provide suitable proposals for a long-
term lease arrangement. The design criteria also support the development of 
evaluation criteria that will be used to assess the submissions on an “apples for 
apples” basis. 

c) Form the basis of a planning scheme amendment process to support delivery of 
the Site Vision and Objectives.  
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2.15 The Site Brief will inform the public and the market about the site’s history, current state 
and desired future state. The desired future state is articulated through the site vision 
and objectives and a set of criteria for the site, all of which embrace the community’s 
expectation for the development of the working marina and its complementary uses 
and spaces. 

2.16 The mandatory and discretionary criteria proposed in the Site Brief are based on the 
criteria set out in the final Community Panel document. Some changes have been 
made through further detailed consideration of desired outcomes and these are 
identified further in the report. Other changes made seek to provide clearer and/or 
more detailed explanations and instructions.  

2.17 At the end of the Panel process, there were a number of areas where the Panel were in 
strong agreement with the mandatory and discretionary criteria proposed by Council 
Officers. There were also a number of areas where there were mixed levels of support 
and areas where there was a clear division of opinion within the Panel.  

2.18 The criteria in the following components received strong levels of support from the 
Community Panel and the broader community: 

a) Views and movement, including the Bay Trail, bike and pedestrian criteria. 

b) Environmental design and coastal resilience, including criteria relating to the sea 
wall. 

2.19 There were mixed levels of support from the Panel for the following components: 

a) Marina function. 

b) Complementary uses. 

c) Open space, public realm and carparking. 

2.20 Specifically, there was more division on ‘key decisions’ around built form, including 
extent and heights for both the dry storage building and commercial elements, 
carparking in terms of its form and layout, and types and extent of complementary uses 
at the site. The idea of a pedestrian / bicycle bridge linking Marina Reserve and the 
peninsula also resulted in a divided opinion. 

2.21 The engagement process has clearly highlighted the areas that the Community Panel 
and the broader community feel comfortable moving forward with, as well as areas 
where there are a range of views and comfort levels.  

2.22 In preparing the Site Brief for consideration by Council, Officers have considered the 
feedback provided by the Community Panel and the wider community through online 
survey, as well as technical and other expert advice.  

2.23 The proposed Site Brief is considered to provide a sound basis for the delivery of the 
site Vision and Objectives (Place Identity, Social and Cultural, Environment, Economic, 
and Financial), through a future redevelopment of the site under a new long-term lease.  

2.24 It also balances a desire to place reasonable limits on development on the foreshore 
and provide certainty regarding the type and scale of future development of marina 
operations and associated commercial functions (such as restaurants, cafes, bars, 
recreational enterprises etc), with the functional requirements of the market for the 
sustainable operation of a modern marina, activation of the site as a destination with 
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food and beverage and other aligned activities, and the opportunity for market 
innovation. 

2.25 Where there are strong levels of support from the Community Panel for the mandatory 
and discretionary criteria, this provides clear guidance for Council when considering 
endorsement of the Site Brief regarding the likely level of broader community support 
for those areas.  

2.26 Where there are a range of views or a clear division between the Panel on the 
mandatory and discretionary design criteria, this indicates to Council that the broader 
community will also likely have a range of views or be clearly divided on those topics. 
In these instances, Council will need to decide, knowing that there will likely be divided 
views regardless. 

2.27 Pending endorsement of Council, the Site Brief will be used to underpin the 
procurement process for a new long-term lease, as well as forming the basis of a 
planning scheme amendment process to support delivery of the Site Vision and 
Objectives. 

 
 

3. RECOMMENDATION 

That Council: 

3.1 Endorses the St Kilda Marina Site Brief for the purposes of:  

3.1.1  Building a shared understanding of the site and the parameters of a future 
redevelopment of the site under a new long-term lease to deliver the vision and 
objectives, including the required outcomes and what is and is not permitted; 

3.1.2 Underpinning the procurement process for a new long-term lease; and,  

3.1.3 Forming the basis of a planning scheme amendment process. 

3.2 Authorises the CEO to make minor editorial updates to the St Kilda Marina Site Brief 
that do not modify the intent of the Brief.  

 

4. KEY POINTS/ISSUES 

Background 

4.1 The St Kilda Marina is and has been located at 42 A - E Marine Parade, Elwood since 
1969. The Marina occupies approximately 8Ha (80,000 m2) of foreshore Crown Land 
for which Council is appointed as the Committee of Management. Existing uses include 
marine services (boat storage and launch infrastructure, repairs, fuel for boats and 
sales), restaurants/cafes, service station and car parking. 

4.2 The 50 year ‘head lease’ between Council and Australian Marinas (A’Asia) Pty Ltd 
(Australian Marinas), began on 18 March 1968 and, through a supplemental agreement 
to the original lease, expired on 30 April 2019. 

4.3 On 7 February 2018, Council endorsed the Project Approach which sets out the 
various stages of the project and the timeline (Attachment 1), and on 18 April 2018 
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Council endorsed The Community Stakeholder and Engagement Plan (Attachment 2). 
Both are key documents guiding the project to secure a new long-term lease 
arrangement for the site. 

4.4 To cover the gap between the expiry of the existing lease and the commencement of a 
new lease, Council at a meeting on 3 April 2019 approved an interim three-year lease 
with the existing tenant, Australian Marinas Pty Ltd. The purpose of the short-term 
lease is to support the continuity of existing operations on the site while procurement 
for a new long-term lease is undertaken, and enable a smooth transition between the 
existing and new lease. 

4.5 Since the Council Meeting when the Project Approach was approved, Officers have 
implemented stages 1 and 2 of the Project Approach with Stage 3 currently nearing 
completion with the conclusion of the community panel process and subsequent 
drafting of the Site Brief and Procurement Plan (in development). 

4.6 To ensure the full potential of the site is realised as part of a new lease arrangement, 
Council has committed to a multi-stage community engagement program, working 
closely with the community at key stages of the project to understand and consider the 
community’s values and aspirations for the local area and specifically for the site and 
document these in a Site Brief to enable their delivery. 

4.7 Under Stage 2 of the project, the St Kilda Marina Site Vision and Objectives were 
established and endorsed in a Council Meeting on 4 July 2018. See Attachment 3. The 
site vision and objectives were informed by a comprehensive community engagement 
program undertaken during this stage, and were intended to drive design and operating 
outcomes for the site.  

Stage Three Engagement Activities 

4.8 The Community Panel process commenced in May 2018, with the development of a 
strategy, followed by the invitation for an expression of interest (EOI) to recruit 24 
members representing a broad mix of community and stakeholder groups.  

4.9 Shortly after establishment of the Panel membership in August 2018, one panel 
member left the group, leaving 23 community members to work through an iterative site 
opportunities, constraints, options and feasibility assessment process with Council 
officers and various technical advisors having knowledge in Marina design, urban 
design, the marina market, property feasibility, and community engagement. 

4.10 The Panel met over six sessions from August to December 2018. Earlier sessions were 
designed around building the Panel’s capacity and knowledge of the St Kilda Marina 
project. 

4.11 Council officers and external presenters were brought in as needed to present key 
information about the project and site context and support Panel deliberations. 

4.12 Panel members were initially excited but reserved about how the process would bring 
people with differing interests together. As they worked through the process, they 
expressed some frustration with aspects of the project and the process, and sought 
more detailed and specific information to help synthesise concepts and ideas.  By the 
end of the panel process, most members typically expressed a strong understanding of 
how their input helped shape the outcome. 
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4.13 This process culminated in the development of mandatory and discretionary criteria for 
key components of the site grouped into five categories, which are:  

a) Views and movement. 

b) Marina function. 

c) Complementary uses. 

d) Open space, public realm and carparking. 

e) Environmental design and Coastal Resilience. 

4.14 Council opened the conversation to the broader community in September 2018 (in the 
middle of the community panel process). The purpose was to test the ideas being 
explored by the panel and inform its deliberations.  

Broader Consultation Results 

4.15 In total 368 people completed the survey, which was available via the project page on 
Council’s Have Your Say website. Participants represented diverse connections to the 
Marina, including residents, boat owners, Bay Trail users, business owners and 
visitors.  

4.16 While they did not have access to the same quantity and depth of information as the 
Panel, their feedback demonstrated broad community sentiment on the Panel’s 
progress of design criteria development, and supported the Panel’s ongoing 
deliberations.  

4.17 The following points summarise the survey responses: 

a) Responses showed strong support for improving the site’s layout, reducing conflicts 
between site users and improving the design of the dry boat storage. Removal of the 
hard stand storage generated some concern with boat owners. 

b) Most of the participants supported opening the peninsula for passive recreation. 
However, realigning the Bay Trail to travel along the peninsula received mixed levels 
of support with concerns about how a bridge would affect boat users. 

c) There was mixed level of support for removal of the petrol station.  

d) Support for improving the interface between the site and Marine Parade was shown 
in the responses, particularly with regards to the removal of fences and reducing the 
commercial footprint along the interface. Some comments raised concern around 
security for boats. 

e) Regarding the use of public space for events, there was a mixed level of support – 
those opposed felt there was already enough space locally for events. 

f) The majority supported relocation of the boat ramp (moving it closer to the mouth of 
the Marina). However, many noted this was subject to understanding any safety 
implications for boats entering and exiting the marina to and from the Bay. 

g) There were high levels of support for the commercial ideas, particularly the provision 
of food and beverage outlets and recreation-focussed businesses. 

h) There was strong support for the environmental ideas. Many participants identified 
all ideas as important. However, improving water quality and waste management at 
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the Marina received the most support, followed by Environmentally Sustainable 
Design and native landscaping. 

Community Panel Results 

4.18 The Community Panel outcomes were formally presented to Council on 17 April 2019 
in the Stage Three Community Engagement Report, and the report was released to the 
public. The Panel outcomes in this report are based on the Community Panel Process 
Outcomes Report dated 10 December 2018.This report contained a set of mandatory 
and discretionary criteria for the site. Panel members rated their level of comfort 
against each criterion’s capacity to contribute to the delivery of the site vision and 
objectives. 

4.19 The Community Panel presented their findings to Council at its final session on 10 
December 2018. 

4.20 The ‘must have’ (mandatory) and ‘nice to have’ (discretionary) criteria in the 
Community Panel Process Outcomes 10 December Report, grouped under the five 
themes, form the basis of the criteria presented in the Site Brief. 

4.21 The criteria in the following components received strong levels of support from the 
Community Panel and the broader community: 

a) views and movement, including the Bay Trail, bike and pedestrian criteria. 

b) environmental design and coastal resilience, including criteria relating to the sea 
wall. 

4.22 There were mixed levels of support from the Panel for the following components: 

a) Marina function. 

b) complementary uses. 

c) open space, public realm and carparking. 

4.23 Specifically, there was more division on ‘key decisions’ around built form, including 
extent and heights for both the dry storage building and commercial elements, 
carparking in terms of its form and layout, and types and extent of complementary uses 
at the site. The idea of a pedestrian / bicycle bridge linking Marina Reserve and the 
peninsula also resulted in a divided opinion. 

4.24 The engagement process has clearly highlighted the areas that the Community Panel 
and the broader community feel comfortable moving forward with, as well as areas 
where there are a range of views and comfort levels.  

4.25 The St Kilda Marina Stage 3 Community Engagement Report (Attachment 4) details 
the processes and findings of the Community Panel and broader community 
engagement undertaken as part of this stage. 

The St Kilda Marina Site Brief 

4.26 A key deliverable for Stage Three of the St Kilda Marina Project, is the development of 
a Site Brief. The purpose of the Site Brief is to: 

a) Build a shared understanding of the site and the parameters of a future 
redevelopment of the site under a new long-term lease to deliver the site Vision and 
Objectives, including what outcomes are required and what is and is not permitted. 
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b) Underpin the procurement process for a new long-term lease by informing the 
market and guiding interested parties to provide suitable proposals for a long-term 
lease arrangement. The design criteria also support the development of evaluation 
criteria that will be used to assess the submissions on an “apples for apples” basis. 

c) Form the basis of a planning scheme amendment process to support delivery of the 
Site Vision and Objectives.  

4.27 The outcomes of the Community Panel and wider community consultation process 
have informed the development of the St Kilda Marina Site Brief being presented to 
Council for endorsement. The St Kilda Marina Site Brief is provided in Attachment 5.  

4.28 The Site Brief will inform the public and the market about the site’s history, current state 
and desired future state. The desired future state is articulated through the site vision 
and objectives and a set of criteria for the site, all of which embrace the community’s 
expectation for the development of the working marina and its complementary uses 
and spaces. 

4.29 The mandatory and discretionary criteria proposed in the Site Brief are based on the 
criteria set out in the final Community Panel document. Some changes have been 
made through further detailed consideration of desired outcomes and these are 
identified further in the report. Other changes made seek to provide clearer and/or 
more detailed explanations and instructions.  

4.30 In preparing the Site Brief for consideration by Council, Officers have considered the 
feedback provided by the Community Panel and the wider community through online 
survey, as well as technical and other expert advice.  

4.31 The proposed Site Brief is considered to provide a sound basis for the delivery of the 
site Vision and Objectives (Place Identity, Social and Cultural, Environment, Economic, 
and Financial), through a future redevelopment of the site under a new long-term lease.  

4.32 It also balances a desire to place reasonable limits on development on the foreshore 
and provide certainty regarding the type and scale of future development of marina 
operations and associated commercial functions (such as restaurants, cafes, bars, 
recreational enterprises etc), with the functional requirements of the market for the 
sustainable operation of a modern marina, activation of the site as a destination with 
food and beverage and other aligned activities while also providing the opportunity for 
market innovation. 

4.33 Where there are strong levels of support from the Community Panel for the mandatory 
and discretionary criteria, this provides clear guidance for Council when considering 
endorsement of the Site Brief regarding the likely level of broader community support 
for those areas.  

4.34 Where there are a range of views or a clear division between the Panel on the 
mandatory and discretionary design criteria, this indicates to Council that the broader 
community will also likely have a range of views or be clearly divided on those topics. 
In these instances, Council will need to decide, knowing that there will likely be divided 
views regardless. 

Assessment of Key Design Themes 

4.35 An explanation of the considerations that have been factored into the proposed 
mandatory and discretionary criteria is provided below for each of the five themes. 
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Refer to Attachment 3 to review the full assessment of community feedback and the 
range of opinion.  

Views and movement 

4.36 Views and movement refers to the key views and connections to and within the site 
(including the Bay Trail) required to be protected in the future site redevelopment.   

Views 

4.37 Through the design process with the Community Panel the following views were 
identified as important: 

a) prominence of the beacon as part of the coastline 

b) view to the bay horizon 

c) view of the Marina operations 

d) views into the site and beyond from Marine Parade 

e) view of surrounding landmarks such as the Palais Theatre, Station Pier and the city 
skyline. 

4.38 The draft views for protection were tested with the broader community for feedback. 
Overall there was a high level of support for protecting the views into and within the 
site. The results demonstrated the high value placed on these views by the broader 
community. Levels of support for protecting the identified views ranged from 65 to 77 
per cent, with bay views identified as the most important. Improving the overall 
appearance of the site to be more appealing and inviting was desired by some, while 
others suggested minimising the built form to protect the views.  

4.39 Panel members were asked to rate their level of comfort that the important views will 
be protected and that the views criteria will contribute to the site vision and objectives 
being met. In total 73 per cent (16 of 22 Panel members) indicated they were 
comfortable or very comfortable that the important views will be protected, while 64 per 
cent (14 members) were comfortable or very comfortable with the criteria in the site 
parameters. Twenty-two per cent (five members) indicated they were uncomfortable or 
very uncomfortable with both statements.  Some Panel members flagged the role of 
built form design as important in protecting and enhancing views. Good design can 
ensure buildings are part of the view rather than negatively impacting the views. 

4.40 The strong level support for the proposed views criteria from the Panel and the broader 
community provides Council with clear feedback on community preferences in this 
area.  

4.41 The site line from the ‘civic heart’ to the horizon has been modified in the Site Brief 
from what was presented to the Community Panel to clarify the width of the site line 
that needs to be maintained between the built form envelopes. This is to provide 
certainty regarding the view, and public access through to the water, that needs to be 
protected, as well as providing additional flexibility for innovation through a future 
development of the site. 
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Movement 

4.42 The community panel considered the improvement of connections to, and movement 
within the site important for both pedestrians and cyclists. Key connections and paths 
for movement include: 

a) The Bay Trail which runs along the wider foreshore and picks up the Marina. 

b) Dickens St to the entrance of the Marina. 

c) A promenade on the Peninsula, Peninsula Promenade. 

d) A promenade alongside the wet berths running parallel to the Marina, Marina 
Promenade. 

4.43 A bridge connecting Marina Reserve and the Peninsula is included as a highly 
desirable criterion. This would provide a connection to and continuation of the Bay 
Trail, in addition to that running adjacent Marine Parade. 

4.44 The Panel was mostly comfortable with Bay Trail, and the pedestrian and bike criteria 
associated with the key connections and Marina paths. 

4.45 However, it was suggested that access to and within the site is compromised by the 
lack of separation between the bike and walking path, and the inclusion of the bridge 
being a discretionary (not mandatory) criterion.  

4.46 Both the Panel and broader community were divided on the bridge criteria (50% panel 
support; 52% broader community support), with the main concern being the potential 
impact of a bridge on marina functionality. 

4.47 While the bridge is highly desirable in terms of connections to the site and public 
benefit, there are also concerns about the cost of a bridge and the possible impacts on 
marina function. The proposed approach to the inclusion of a bridge as a discretionary 
criteria is to indicate to the market and the public that a bridge that connects the 
foreshore is highly desirable and it also needs to be financially and functionally 
feasible.  

4.48 The criteria for the connections and internal pathways seeks to improve approach to 
and movement within the Marina. The focus is on safe access through minimising 
conflicts with marina operations, separation of paths where required, improving 
wayfinding, enhancing site lines, removing fencing, and providing amenities such as 
shade, seating and facilities for cyclists. 

4.49 The requirement for a separated bike and pedestrian path (in lieu of a shared path) 
along the peninsula promenade has been linked to the provision of a bridge. This 
subsequently duplicates the Bay Trail and creates options for following the water line 
across the bridge or continuing along Marine Parade. 

4.50 This is a change from what was presented to the Community Panel, and is deemed 
beneficial to reflect the different environments resulting from having a bridge or not 
having a bridge and the resultant way that people will use the peninsula in the two 
circumstances. If there is no bridge, it is more likely that there will be slower, more 
meandering pedestrian and bike traffic, rather than faster and potentially increased 
through traffic that would likely occur with a bridge connecting the site to the bay trail. 
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Marina Function 

4.51 The Marina function which includes the dry storage, the wet berths, the public boat 
ramp and boat and trailer parking and the interrelated were components thoroughly 
explored by the Community Panel, with particular focus on the dry storage, boat ramp 
and boat and trailer parking. 

4.52 The dry storage, while contentious during the Community Panel process, received a 
high level of agreement in final polling results. Broader community participants 
supported improving the design of the dry boat storage, however support for increasing 
dry storage capacity was mixed, with 46 per cent support, 26 per cent neutral and 28 
per cent opposed. 

4.53 The site brief approaches views of the community about the dry storage by including 
criteria that enables efficient boat storage, while maximising the height of the facility. It 
also allows a maximum storage capacity of 300, an increase to the existing dry storage 
numbers, with a potential increase of up to 100 additional storage units for approval by 
Council should demand be demonstrated. It is important to note that the site brief does 
not support the continuation of parking of boats and trailers on a hard stand on the 
peninsula.  

4.54 Panel members and broader community participants raised concerns about the 
potential relocation of the public boat ramp, and associated boat and trailer parking 
closer to the Marina entrance, siting key considerations as safety and functionality. Of 
the broader community participants 64 per cent supported the relocation, while 36 per 
cent opposed it. 

4.55 The location of the public boat ramp and boat and trailer parking is essentially left to 
the expertise of the market. However, parameters have been included to ensure that 
existing safety features and functionality are not diminished, the parking for boats and 
trailers is to match existing (with the addition of a discretionary criteria to provide 
additional parking capacity for boating launching at peak times), and conflicts between 
boating uses and other marina users are minimised.  

4.56 The wet berth design is for resolution by the market, with the existing harbour forming 
the boundaries. 

4.57 The maximum allowable dry storage area has been slightly increased in the Site Brief 
from 6,500sqm to 7,000sqm to allow for complementary uses, such as a restaurant or 
bar to be located within the space allocated for the dry storage. This does not allow for 
an increased dry storage capacity or larger commercial footprint on the site. It simply 
allows for a combining of the dry storage and commercial activities on the peninsula, 
should that be deemed the ideal location for the dry storage building.  

4.58 An allowance has also been made for architectural features up to 3m on top of the 
height restrictions across the site, for a maximum of 20% of the gross floor area of the 
top of the building level. This is to allow for design excellence and innovation on the 
site, encouraging a design that is not a ‘box’. 

4.59 An addition has also been made to the site plan, showing an investigation area for 
integrated trailer parking in the public boat ramp and trailer parking section. This is to 
allow the opportunity for consideration of this area to supplement the site if it is found 
that more space is required to achieve the best possible outcome for the site. There 
would be no net loss of public space. 
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4.60 The above three items represent a change to what was presented to the Community 
Panel. They were contemplated through the development of the Site Brief following the 
Community Panel sessions and considered to support flexibility and innovation, 
encouraging design excellence and better outcomes for the site. 

Complementary uses 

4.61 This section considers the extent and types of complementary uses that might be co-
located at St Kilda Marina. The site vision and objectives suggests year-round 
activation is highly desirable with the improvement of public engagement with the 
Marina as an important tourism asset that appeals to local, national and international 
visitors. The diversity, character and quality of businesses is an important part of 
describing a unique marina character. 

4.62 An important component of this is the extent and type of space and built form and 
carparking that would support the complementary uses. 

4.63 The criteria that received the lowest levels of comfort from Panel members are those 
associated with complementary uses. Panel members reported being uncomfortable 
with the extent of commercial space, and the height and size of the built form. Most 
Panel members supported minimising height and commercial use. The broader 
community was only asked what kinds of complementary uses would draw them to the 
site. They identified food and beverage, and recreation and Marina/water focused 
businesses as the top two uses. 

4.64 The criteria for complementary uses supports the relevant site objectives, and 
addresses community concerns by: 

a) Specifying uses that are permitted (e.g. restaurants, function spaces, cafes, 
businesses supporting recreation) and those that are not (petrol station, 
accommodation, various specific retail premises). 

b) Allowing up to 3,600sqm of retail floor area (to match existing) as mandatory; and 
supporting an additional 1,400sqm subject to demonstration of demand for the 
space and Council approval. 

c) Specifying height restrictions for built form (up to 12m) and minimum set backs, as 
well as outlining design excellence requirements for the structures.  

4.65 On the other hand, the height restriction placed on buildings for commercial use 
(including for the dry store buildings) has been queried, with the suggestion that this 
may stifle innovation or functions that may add value at a higher level. Furthermore, the 
restriction on the commercial floor area has also been queried as being too limiting.  

4.66 However, to alleviate significant concerns and manage overdevelopment of the site, 
the criteria in the Site Brief proposes restrictions on building heights and commercial 
floor area, particularly to effectively balance site usage with public open space and 
thereby achieve the broader objectives.  

4.67 Innovation is supported through flexibility with the criteria in several other areas 
including Marina functions and overall layout and built form on the site. 

Open space, public realm and carparking 

4.68 The minimal open space, limited accessibility for the general public and carparking 
support for marina uses are addressed in this section through: 
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a) The promotion of the Marina as a destination for active public use, including 
promenading, outdoor dining, passive recreation, play, events and participating in 
the spectacle of the Marina. A density and diversity of year-round compatible 
activities should offer settings for true public engagement. 

b) The creation of a free public gathering space or 'civic heart', catering for a diversity 
of uses which complement the waterfront setting and encourage social exchange. 
While this was discussed with the Community Panel, an envelope has since been 
specifically defined in the Site Brief for the location of the Civic Heart. 

c) Creating a strong connection to the Marina and the water through generous and 
publicly inviting promenades. 

d) The consolidation of public and private (Marina, tenant) carparking is required to 
improve the 

e) functional usability of shared infrastructure which in turn would further support an 
improved public realm distribution and quality. 

4.69 The Community Panel was passionate about improving the public realm and increasing 
open space on the site. Similarly, the broader community expressed support (66 per 
cent) for opening the peninsula for public access but had mixed views about providing 
space for events and community activation. 

4.70 The Community Panel expressed moderate levels of comfort with all the criteria in this 
category including the extent of open space required generally and on the peninsula, 
the consolidation of the carparking into a structure, the idea of a civic heart, and the 
inclusion of spaces for temporary events. The Panel members generally wanted to 
minimise carparking and increase public open space, but some concerns were 
expressed around competing functions on the site and the type of public space. It was 
also suggested that the extent of open space particularly on the peninsula appears 
restricted compared with what it could be. 

4.71 The proposed criteria attempts to balance the use of marina precinct space for marina 
use, complementary commercial uses and open space, In terms of open space, a 
mandatory criteria has been included requiring a minimum of 20% of the 
unencumbered land area. A discretionary criterion has been added to suggest that 
open space beyond 20% supporting a diversity of uses is desirable. High quality public 
space, incorporating a peninsula promenade, the Beacon (restored to original state) 
and the restoration of the sea wall is required on the peninsula.  

4.72 The open spaces across the site are also required to establish or improve habitat for 
native flora and fauna. 

4.73 In terms of carparking, a structure is suggested to consolidate carparking that is 
currently spread across the site, creating the opportunity for a significant increase in 
high quality public spaces. 

4.74 The idea of shared-user carpark management is also included in an attempt to 
minimise parking or encourage alternative uses in non-peak periods. 

4.75 While the expectation would be to maintain the existing provision of accessible toilets 
and associated amenities and is a requirement in public buildings, an addition has 
been made to the public open space mandatory criteria to explicitly state that these 
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facilities are to be provided for use by the public independent of those provided by the 
commercial operations. 

Environmental design and Coastal Resilience 

4.76 The focus of this section is the sustainability of the Marina and the Bay through the 
incorporation of criteria to encourage sustainability targets that achieve or exceed 
Council’s targets which aim to reflect best practice, and measures to protect or 
enhance the natural flora, fauna and coastal environment. It also addresses issues 
associated with climate change and sea level rise. 

4.77 The Community Panel expressed a high level of ambition for incorporating best 
practice environmental design into new infrastructure and increasing biodiversity on the 
site. The Panel members were generally comfortable with the seawall and coastal 
criteria and environmental design criteria. 

4.78 The broader community also reflected the Community Panel’s ambition and were keen 
to see a variety of environmental design components on the site particularly improved 
Marina water quality and reduced bay pollution. 

4.79 There was some concern that the environmental design criteria support responses that 
basically meet the minimum compliance requirements rather than push for better 
outcomes. This has been addressed through the following. 

• The criteria in the site brief is based on existing policies, community consultation 
and industry best practice (not necessarily current standards).  

• Criteria has been incorporated that directly addresses marina water quality, and 
controls waste, litter and overall pollution, while ecological engineering features are 
used to protect and enhance habitat.  

• Adjustments have been made to require that water quality systems exceed current 
standards. 

• On site renewable energy supply is required, as are low carbon, energy and water 
efficient buildings. The provision of an Environmental Management Plan is also a 
requirement. 

• Desirable criteria are included to attempt to achieve an innovative approach to the 
mandatory items, as follows: 

o 5 Star Green Star Communities or higher rating 

o Closed Loop Systems for integrated water, waste and energy 

o Water treatment and re-use on site 

o Virtual power plant 

• A report included in the technical specifications requires (but is not limited to) the 
following through design. It should be noted that these items are not currently 
stipulated through other statutory planning mechanisms and encourages 
responses beyond compliance. 

o Construction and operation targets which are not usually required.  

o 100% electricity 
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o Exploration of microgrids 

o Central operating systems for water connected 

o Landscape watering to be non-potable 

o Stormwater flowing offsite post-development for a peak Average Recurrence 

Internal (ARI) event discharge from the site must not exceed the 
predevelopment peak ARI event discharge  

o Upward light output ratio must be less than 5% for all external lighting. It is 

expected that lights will be dimmed or on time/light sensors where not 
required to maintain a level of security. 

o Precinct specific climate adaptation plan projecting at least 2 future climate 

scenarios and addressing all medium to very high risk items  

o Develop and adopt a materials red list for material specification to avoid 

materials that emit toxic chemicals in manufacture, construction or in-situ 
through off gassing 

o 100% organic waste to be treated onsite, and the provision of public organic 

bins. 

5. CONSULTATION AND STAKEHOLDERS 

5.1 Extensive consultation with the community has informed the development of the Site 
Vision and Objectives; and the design criteria in the Site Brief through the involvement 
of a panel of 23 community members working collaboratively with technical consultants 
and council officers from August to December 2018 to determine the mandatory and 
desirable attributes for the site. 

5.2 The Community and stakeholder engagement plan for Stage 4 & 5 of the project will be 
presented in a Council Meeting in June 2019.  This will outline the engagement 
process to accompany procurement and the planning pathway.  

5.3 A drop-in information session for the community and stakeholders is proposed to occur 
in June 2019 following this Council Meeting and the Council Meeting in June where the 
Procurement Plan and Community and Stakeholder Engagement Plan is scheduled to 
be endorsed, and planning pathway resolved. This will be an opportunity for the 
community and stakeholders to ask any clarifying questions of those involved in 
development the Site Brief, Procurement Plan and planning pathway and tools to be 
adopted for the project. 

5.4 The Victorian Government is a key stakeholder. Not only is the site crown land but it 
has regional significance. Council officers meet regularly with Victorian Government 
representatives from DELWP to discuss project progress and specific issues that arise. 
They have been involved in the development of the Site Brief. Representatives from 
Parks Vic have also reviewed the Site Brief. 

6. LEGAL AND RISK IMPLICATIONS 

6.1 Key pieces of legislation that pertain to the site include but are not limited to the St 
Kilda Land Act 1965, Crown Land Reserves Act 1978, Coastal Management Act 1995, 
Planning and Environment Act 1987, Retail Leases Act 2003, Marine Safety Act 2010 
and Port Management Act 1995. The implications of the legislation have been reviewed 
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by State Government and legal and technical advisors as the criteria for the Site Brief 
has been developed. The Site Brief sets out the legislative and governance framework, 
and the design criteria considers the relevant legislation. 

6.2 It has been determined, based on the design criteria, that a Planning Scheme 
Amendment will be required for the site to support the delivery of the site vision and 
objectives. Various options to determine planning pathways and tools are being 
considered, including how the planning pathway should align with procurement, and 
will be brought to Council in June 2019. 

7. FINANCIAL IMPACT 

7.1 A project budget of $1.075M was approved in the Ordinary Council Meeting dated 7 
February 2018. 

7.2 The costs are broken down as shown in the table below: 
 

Financial Year 2017/18 2018/2019 2019/2020 2020/2021 Total 

Consultant costs (site 
investigations and 
surveys, urban design, 
market research, 
probity) 

$265,000 $255,000 $111,000 $30,000 $661,000 

Legal costs (legislation 
and contract advice) 

$35,000 $55,000 $50,000 $35,000 $175,000 

Community and 
Stakeholder 
Engagement 

$60,000 $150,000 $20,000 $10,000 $240,000 

TOTAL OPEX $360,000 $460,000 $180,000 $75,000 $1,075,000 

7.3 A budget review is currently being undertaken in light of the increased understanding of 
the requirements for the site now that Stage 3 and the development of the site brief is 
nearing completion. 

7.4 There may be an opportunity to enhance financial returns from the site, although this 
will be determined by the extent to which Council wishes to achieve non-financial 
benefits. This will be considered in more detail in the early part of the procurement 
process. 

8. ENVIRONMENTAL IMPACT 

8.1 St Kilda Marina is a key foreshore site valued by not only the Port Phillip community but 
also the wider community, particularly boat owners and marine and foreshore 
enthusiasts.  

8.2 A new lease arrangement for St Kilda Marina is recognised as an opportunity to 
improve the contribution of the site to the municipality and region. These aspirations 
are reflected in the Site Vision and Objectives, which identify broad environmental, 
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social, cultural and economic benefits that the project is seeking to achieve to provide 
improved benefits for the broader community. 

8.3 The Site Brief articulates the mandatory and discretionary criteria that will guide 
respondents in the tender process to achieve the Site Vision and Objectives, with a key 
component focussing on Environmental and Coastal Resilience. 

8.4 The Community Panel and Council was generally supportive of the coastal criteria and 
the environmental design criteria, expressing high ambition for incorporating best 
practice environmental design into site infrastructure. 

9. COMMUNITY IMPACT 

9.1 St Kilda Marina is a key foreshore site valued by not only the Port Phillip community but 
also the wider community, particularly boat owners and marine and foreshore 
enthusiasts.  

9.2 A new lease arrangement for St Kilda Marina is recognised as an opportunity to 
improve the contribution of the site to the municipality and region. These aspirations 
are reflected in the Site Vision and Objectives, which identify broad environmental, 
social, cultural and economic benefits that the project is seeking to achieve to provide 
improved benefits for the broader community. 

9.3 The Site Brief articulates the mandatory and discretionary criteria that will guide 
respondents in the tender process to achieve the Site Vision and Objectives which 
aims to achieve considerably improved benefits for the community These include but 
are not limited to significantly increasing and improving public realm and open space, 
year-round activation through the provision of facilities for the broader community, 
improving movement throughout the site, and improving marina functionality. 

10. ALIGNMENT TO COUNCIL PLAN AND COUNCIL POLICY 

10.1 This report contains information that aligns with Strategic Direction 4, “We are growing 
and keeping our character”. It supports the delivery of the specifically identified Council 
Plan key outcome, “a city of diverse and distinctive neighbourhoods and places”. The 
St Kilda Marina Lease is a specific priority in the Council Plan. 

10.2 It also aligns with Strategic Directions 3 (We have smart solutions for a sustainable 
future) and 6 (Our commitment to you) by supporting delivery of the following 
outcomes: 

a) A financially sustainable, high-performing and well-governed organisation that puts 
the community first. 

b) A city that is adapting and resilient to client change 

c) A water sensitive city  

10.3 St Kilda Marina is a key strategic site within Council's property portfolio and presents a 
significant opportunity in terms of social, environmental, economic and cultural 
possibilities for the St Kilda foreshore, the municipality and the State.  

11. IMPLEMENTATION STRATEGY 

Timeline 

11.1 5 June 2019 –Council report requesting endorsement of the St Kilda Marina 
Procurement Plan, Invitation for Expressions of Interest in the long-term lease, updated 
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Probity Plan and Stakeholder and Community Engagement Plan for the procurement 
stages of the project, Stages 4 and 5. 

11.2 5 June 2019 – Council report requesting endorsement of a proposed planning scheme 
amendment process to support delivery of the Site Vision and Objectives. 

11.3 10 June 2019 – Issue of the invitation for an Expression of Interest (EOI) to the market. 

11.4 13 and 15 June 2019 – Stakeholder and Community Drop In information sessions for 
the Site Brief, Procurement Plan and planning scheme amendment process. 

12. OFFICER DIRECT OR INDIRECT INTEREST 

No officers involved in the preparation of this report have any direct or indirect interest in the 
matter. 

TRIM FILE NO: 20/13/24 
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1. Attachment 1 - Project Approach 

2. Attachment 2 - St Kilda Marina Community & Stakeholder 
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5. Attachment 5 - St Kilda Marina Site Brief  
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