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The Future of Skyscrapers in Melbourne:
From Hyper-Density to the Uplift Principle
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Giorgio Marfella is a Lecturer of Construction Management
and Architecture and Subject Coordinator of Construction
Methods B, Applied Construction, and Advanced Construction
Technology at the Melbourne School of Design (MSD),
University of Melbourne. Before becoming a full-time
academic, he practiced in Australia with leading architectural
firms developing a specialist profile in building envelopes and
high-rises. Marfella also serves as a member of the CTBUH
International Expert Committee. He is active in research on the
innovation and design management of tall buildings, and he
has authored several papers in the disciplines of architecture,
construction technology, and construction management.
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Abstract | fFE

Melbourne is theater to an ongoing skyscraper boom. Considering the recent projects completed,
under construction, approved, or under proposal, the outlook of high-rise activity in the central
business district and Southbank seems to be indicative of a world-class, supertall megacity. In

the near future, Melbourne will compete with cities like Chicago, Seoul, Singapore, and Tokyo for
having a large number of buildings of 200-plus meters. In early 2016, as the effects of the boom have
become more visible, debate and controversy about hyper-dense developments has prompted the
State of Victoria to introduce new built-form controls. Based on a sample of buildings of 150-plus
meters, this paper describes the “tall” component of this boom to date. The entity, forms, agents,
typologies, and technologies of this urban transformation are summarized and, in view of recent
developments, the possible impact of newly implemented planning controls is discussed.

Keywords: Construction, Density, Form, Melbourne, residential skyscrapers, Urban Planning
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Hyper-Density and New Regional Hubs

In the twentieth century, tall building activity
spurred chiefly in urban centers akin to the
definition of “global” cities — the hubs of a
network of corporate international business,
like New York, London, Hong Kong, Tokyo,
Singapore, Shanghai, or Sydney (Sassen,
1994). Within this century, the geography of
skyscrapers has continued to change and
expand. Cities that were once outside of the
primary network of global businesses are now

surging as new hubs of high-rise construction.

In China, secondary regional centers,

such as Shenzhen, Shenyang, Chongging,
Guangzhou, and Chengdu, are now hubs of
world-class skyscraper activity. In the near
future, some of these cities may outnumber
their‘global” counterparts of the region, like
Tokyo, Singapore, and Seoul.

Based on the latest (as of this paper’s
composition) number of tall building
completions, it seems that Australian cities
play a peripheral role in this global context,

BEESHXEEF

- fies, sSENESENETELRE
FEHGESCA BT AU L, X
LAY 0. BB LENE
B, tWEEFRER W MEHE = (Sassen,
1994), MAEAMLE, XEER AR
BEMEETREHTELR, BALT
EIREBE L MEEINE AR T AR T
KB EBIEENITRL,. —LEhER %
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ETSEINSEENRIHE THEY
S5e®ERNFEXIMHAELE, JEAH
TR A — SR E S N EE
RERE, BZE2016F, HBSEBY
150KANR TEIHEITE, SRAE
BRI E 2 ERAYEE 29808831112, 20154
TWFHE NS ERRNZ LR —F,
(BEEMBE200Z KX SHNR TENT,
NB—IRALFRAFT (Gabel, Carver
and Gerometta 2016) ,
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particularly in comparison to the fast-growing
megacities of China. In 2016, judging by the
number of buildings higher than 150 meters
and completed to date, Melbourne and
Sydney rank respectively at the 27th and 30th
place worldwide. The year of 2015, was one
of world records for the tall building industry,
yet only one of the more than a hundred
200-plus-meter buildings completed that year
was located in Australia (Gabel, Carver and
Gerometta 2016).

In Melbourne, however, the outlook of tall
building activity differs substantially from
this instantaneous picture. In prospect,

the Victorian capital is destined to be a
major skyscraper hub in Australasia. Today,
Melbourne has 31 buildings taller than 150
meters, and among these, residential and
office towers take an almost equal share.
The prospect of tall building activity over
the next five years reveals that, by the

early 2020s, Melbourne will have tripled its
number of towers taller than 150 meters.
The breakdown by destination of use shows
that only 22 percent of this outlook will
consist of commercial offices and more
than 50 percent would be mono-functional
apartment towers.

Making a local comparison, Melbourne is

set to double the amount of skyscrapers

of Sydney, the Australian “global” city par
excellence, and become one of the top-ten
skyscraper cities of the world. At the time

of writing, taking buildings higher than

150 meters as an indicator — and including
buildings completed post-GFC, under
construction, approved, and under proposal
— the inner city boom of Melbourne counts at
least 65 skyscrapers. Among these buildings,
a significant share is taken by towers taller
than 200 meters. Making a global comparison
based on data of the CTBUH, the prospect is
staggering. Potentially, by 2020, Melbourne
could be one of the top-ten cities of the
world for number of skyscrapers taller than
200 meters; or in other terms, one of the cities
with the highest number of buildings taller
than 200 meters on the planet, potentially
outnumbering Chicago, Kuala Lumpur, Tokyo,
and Singapore (Figure 1 & 2).

What follows is a descriptive summary of

this prospect. Notwithstanding the dynamic
nature of the situation, some arguments are
presented to pin-down the qualities (how and
why) of this boom. A sample of 65 150-plus-
meter tall buildings located in the central
business district (CBD) and in Southbank is

i +#150 | £200 | "+150m | +200m | +250m | +300m | +150m ”;?m +23/fm
(built) (built) | (outlook)" | (outlook) | (outlook) | (outlook) | Office (%) variance | variance
Shenzhen 84 39 170 112 50 29 66% 102% 187%
New York 242 59 323 112 43 27 50% 33% 90%
Dubai 152 64 191 100 62 36 18% 26% 56%
Hong Kong 315 63 318 66 17 6 n/a 1% 5%
Shanghai 130 47 154 60 23 7 68% 18% 28%
Chongging 86 28 143 58 28 10 25% 66% 107%
Shenyang 52 7 144 53 16 10 27% 177% 657%
Jakarta 64 26 98 52 18 7 49% 53% 100%
Melbourne 31 10 94 45 12 2 22% 203% 350%
Toronto 43 15 115 45 8 1 18% 167% 200%
L"fria;ir 49 18 74 40 21 9 50% 51% 122%
Guangzhou 92 21 118 37 23 13 50% 28% 76%
Chicago 116 27 132 36 17 7 44% 14% 33%
Tokyo 130 23 149 34 4 1 44% 15% 48%
Singapore 78 30 88 33 7 0 52% 13% 10%
Chengdu 68 10 95 27 4 1 53% 40% 170%
Bangkok 52 10 66 21 10 5 30% 27% 110%
Sydney 33 8 62 20 4 1 53% 88% 150%
Seoul 70 14 87 19 5 2 24% 24% 36%

Figure 1. Skyscraper cities: global outlook including current proposals ordered by 200-plus-meter-tall buildings

(Source: CTBUH / Giorgio Marfella)
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Figure 2. Prospective location and number of 200-plus-meter-tall buildings in the world (Source: CTBUH / Giorgio Marfella)

Eo. R 200K Ee#UBEBSHERE (KR ERSEEASHHNBEFSERKEHL/Giorgio

Marfella)

reviewed according to key architectural and
development parameters, such as location,
size, site density, function, floor plate size and
configuration, building technologies, and
origin of project stakeholders.

Tall buildings are not only complex
technological artifacts, they are also conveyors
of critical information about the economic
prospect of urban habitats. They are a
meaningful manifestation of the economic
culture of a city — a“critical nexus”between
urban transformation and global capitalism
(Thornton 2005). Taking these assumptions as
a starting point, the description of this boom
is made in virtue of a homogeneous family
of projects. Given the recent introduction of
the Central City Built Form Review, published
by the Victorian Department of Environment
Land Water and Planning (DELWP) in April
2016, the possible impact of the new urban
controls is also discussed.

Melbourne’s “Glocal” Boom

The modern skyline of Melbourne’s CBD was
built broadly in three stages. The first was
from the mid-1950s to the mid-1960s, when
the first modernist office towers clustered

in the western side of the inner city grid.
The second stage was after the introduction
of plot ratio controls, from the mid-1960s
until the late 1970s, when two clusters were
consolidated on the eastern and western

“hills”at ends of the grid. Tall buildings
thereon expanded vigorously with a

third phase of activity that started in the
1980s and stopped suddenly in the early
1990s. During this last stage, tall buildings
drove an unprecedented oversupply of
office area, which peaked in 1992 when
commercial vacancy rates soared to 27
percent. After the crash of the early 1990s,
tall building activity in the city stopped
for a decade. The contemporary skyline

of Melbourne was built in prevalence by
these three historical waves, which are
complemented by a handful of commercial
and residential towers completed before
the Global Financial Crisis (GFC) (Figure

3). Since the GFC, the tall building map of
the inner city has slowly started to change
again, and by 2014 there was evidence
that a new skyscraper boom was imminent
(Marfella 2014).

BT 0 EB0F B =ML T 5
RERMIIRARE, MAEIOF{FEHEAM
b ERE—TME, BRXAESHTH
FIARBHIINAEERT EHLS, F1992
FERE TG, AR ERIEIEE
27%. AT O0EREENEER. WM
NESERIEES T +F. LiR=
MRS ERFEBMBYL T 2/RAYFIAY
Krk, MEHTFIHLER. 2S5
&t (GFC) BIEmM—LEm A EER
YNBAhgE (E3) » &RbEies, N
WS MENTIREESH, 2014
FHIUHERB— M HME R K Z 5 HRE]
BRIk (Marfella 2014)

EER, TREGIBEINSENLEE
A TR A EE. SHESERIRIE
ENEZRANEIKMCAR, M XM
EfrE N EMNHEER. REINERIF
Pmh7IX—4%, BEENZ2REPE.
SRPAL . FAMSATL M & A i X 2 (XI5,
M NE, MAREIRMRN. EERAVN
REEERNMA, HEZHHEERN
#R. FEFRINSANEREERA
5, EREEHEEmERERE, ME
BEBEN IR —MRCRmE. NFERY
B RAE .

BR2EAERINNXAL. EF 53k Hh
EEFENBHEBI~Y), TN E
MG NERTFAE. HEEUNTS
MZImAF, B EXURIKS| B
BE, TAEMNF, 5 "HEE" A
OB X R 5 R A A T4k
T KEABOXK, B IMREE,
X—FRBRERBRANEHNE “EE”
WMHESEEMEX (EIU, 2015) . &
FEimtaFHENX, BERKEEER
ZRA LAIA A 2 5Roland Robertson
By “S2ERALMT (1995) ELIEYAEF=
TRE—FH—FRERLEFATHE R
SNt/

ARSET NIV AT B R BUR BRETNAH
EIREF L AEAE: Bi="T0T PR
MR (DHTEER/REEMAIIEE. REH
g . B MITREFRMK. XERER
FHU LR HARERE. FMEANEE

Figure 3. Stages of skyline development in Melbourne from 1970 to 2010 (Source: Giorgio Marfella)
B3, BRAKRPRENEAEMER, 1970-20104 (K. Giorgio Marfella)
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Figure 4. Clusters of current high-rise activity in Melbourne and radar charts of development origin (Source: Giorgio Marfella)

E4. 2RALFSRRRENDHSHEEFRELE KF: Giorgio Marfella)

In recent years, the interest of developers has
shifted from tall office buildings to speculative
apartment towers. The trigger of this tall
building expansion is a blend of local and
international forces, which do not align simply
with an outright process of globalization.
Foreign influences drive this transformation,
but rather than being global, these forces are
regional, originating from China, Malaysia,
Singapore and, in good part, from Australia.
The residential boom is both speculative

and driven by a myriad of stakeholders. The
target of the product is not large global
corporations, nor a global niche of luxury
buyers, but rather more ordinary real estate
investors who seek investment apartments of
average to low quality and small size.

The boom is the product of influences that
coexist on multiple levels of place, economy,
and culture. The regional power of China

is present among developers, buyers, and
end-users; but, the magnetic influence of

a specific place is equally important. In this
case, location in the inner historical city
center outperforms for marketing appeal

the newest outer rim urban expansion of the
Docklands. On another level, the economic
success of this typology of development

is connected with Melbourne’s global
reputation as the most “livable” city on the
planet (EIU, 2015). Borrowing a definition used
in urban sociology, this residential skyscraper
boom can be described as a product-making
process akin to Roland Robertson’s theorem of
“glocalization” (1995) — and not as much as a
product of globalization driven by large multi-
national corporate powers.

These residential towers are located in the
inner city, and they can be broken down
roughly in four clusters of activity: three in
the inner city grid (at the northern, eastern,
and western sectors of the Hoddle Grid)
and the fourth in Southbank. More than half
of these buildings are initiated by foreign
investments of Chinese, Singaporean, and
Malaysian origin (Figure 4). The clusters
present variations in quality and type of real
estate product. Broadly speaking, smaller
cut apartments (one- or two-bedroom)

and foreign developers are more present

in the northwest of the city, while the
high-end (three-plus-bedroom) Australian
or Australasian joint-venture driven
developments are more present at the
eastern end of the city and in Southbank.

Considering the intensity of use of the land
(e.g. the amount of built area produced in
relation to site area), Melbourne’s recent
skyscrapers can be defined as “hyper-dense’”
The word “density”is meant here simply in

the numeric sense as the floor area ratio

(FAR) which, in the context of this discussion,
is a parameter of private development. The
FAR of Melbourne’s most recent residential
skyscrapers varies significantly from site to
site, and affects land parcels that range in

size from 500 to 3,000 square meters. Extra-
ordinary FAR levels are present across the four
clusters, where they vary widely — and not
linearly — from 20 up to 60. In the western side
of the CBD, for example, developments were
approved with gross floor areas (GFAs) ranging
from 25,000 to over 60,000 square meters on

AT REARASIFH (E4) « £/
SMARRH L, XLHAFEE LXK
Al —fKR, NPENE (BNERIE2
8]) FEINTREZ L TIHHATEIEER,

MmEER (ENEESE L) SRR IS,
BRZRFNMERERA T KHIINE % UL T8
mARUSmEEFEHX.

EEITHERATE,. AINAERINAM
ARG RENERR, S/RATRAER
KETMER “BEE" ., "BE" —EX
BVRERRELNERIRE, BIFAR, EAX
P 2ETNFAFFEINBE R —MER. BAE
ENERZHIP XFNRR, ESmAIHERm
SEENAZIS002 3000 5K, BEANEA
NEEIINMERFT S, ToEERA—E
FAREM T — M0 S FI 260, FlalfE
RO X AT, FEMIEBRERA A 10002
15003 KRN b 1, EEIRINE
RS2 E ERAIAE] T 25000 B1L 600005
Fk (E5)

XERFNTSLLREEHARIL, BRT
ol AT E, K LTSt
TIEL6E1LL102[8] (E6) o XEEXRK
BENFEEERE, BEE—BENE.

RARHAE R EESHFETAE
AL, RIFECTINIMERD, XL
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WEPER LA, TAEEREE 2K
—lE=EALMENAIE "5 T8
e —rghfle SAFLAMEFHRIREA Y
BTN BRSPS RELY
IR FRVRE L5 R SEEIOR
TR DRR LRI, BEiREIEE R
RIEETARE, FAEREIHMXKEY
EXMEBEEETRA. REBHFEFGE
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Figure 5. FAR scatter charts of recent high-rise developments in Melbourne from 2010 to 2015 (Source: Giorgio

Marfella)

E5. nFRBRASETEAMERENSE, 2010-20155 (KR Giorgio Marfella)

Figure 6. Slenderness ratio comparison of recent residential skyscrapers in Melbourne (Source: Giorgio Marfella)

E6. 2RAINTETERKNETSLRILLR R Giorgio Marfella)

plots that range from 1,000 to 1,500 square
meters in size (Figure 5).

Slenderness in these buildings is significant,
but not extraordinary so, and apart from
some isolated “superslim” exceptions, it ranges
generally from one to six, to one to 10 (Figure
6). At times, these skyscrapers may require
damping systems, but it is not unusual to see
initial provisions for tuned liquid dampers

to become unnecessary once the buildings
are topped out. Judging from the examples
completed thus far, these structures are
typically conceived around pervasive and
predictable all-concrete structural systems.
The floor plate is generally rectangular — or
enriched by subtle curving of the corners
that produce a "cookie-shaped” plan —

and served by a central core. The core is
constructed in-situ with automated jump-
forming techniques. The rest of the structure
is comprised by post-tensioned flat concrete
slabs supported by concrete shear walls
poured in-situ or precast. The enclosure,
commonly, is an aluminum-glass unitized
curtain wall fabricated in southeast Asia

and shipped by container to Melbourne.
Although the construction systems may

differ little from one building to another,
more variety and innovation transpire
from the ability of contractors to adapt to
restrictive conditions in small sites and vis-
a-vis a labor-expensive local construction
market (Figure 7).

The Uplift Principle

The built form implications of Melbourne’s
boom were recently reassessed by local
planning authorities, but other broader
consequences of socio-economic impact
may be understood once the long pipeline

of residential towers is exhausted. Many
projects are still just a prospect, and there is a
legitimate concern that the apartment boom
of the present may deflate too suddenly. It
cannot be excluded that this outlook may
pass as an inflated prospect of oversupply
that did not reach full fruition. In any case, the
built form outcome of many recent buildings
prompted to question their alignment with the
Melbourne’s highly rated standards of “livability”
These concerns are at the origin of the Central
City Built Form Review (CCBFR) that was

MERGHBERE, ~ T ERNEZHR™
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B “EEMT 2080 FSFTNBUT
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(Hodyl #1 Co 2016) &
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B ENFEN, X—[FEN 520425046
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AT EBRAEEEMETHN TR A
mEOINST, EEARETE. BE. §
EBEAREFEE.

RS RANPEMBIRRBEAE N
18tb1e, MITREBNAERXNIZERE
ERRIRBATHNEZ— T FAUEH
WUMETER “RE ALE), DOkTEBY
EMERENM L —EERE AT
Mas. BONEMBIE X ARFRERIETT
(FAU) , BN “EZFYBI 181 E
RER, FZFYNERB L B RER
o ERRITHREBRMLETRD, DURE
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EMI BRI B AFPIAME
HHXKE. @EEE. Sftanzitd
2. B AERYERS EARIES . X
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R =" (DELWP 2016)
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recently prepared and released by the State
Government of Victoria (Hodyl + Co 2016).

In counter-tendency with the latest National
Construction Code of Australia, which is
entirely designed around the concept of
performance-based design, the CCBFR
supersedes the highly deregulated system
of planning approval that was established in
the city since 1999 and that, after the GFC,
has allowed an uncontrolled escalation of
high-rise developments. The new built form
regulations revisit the modernist principle
of plot ratio, which, in Melbourne, was
envisaged and accepted by town planning
authorities since the 1950s and eventually
formally adopted in 1964. Historically, city
plot ratios were accompanied by a set of rigid
"bonus” provisions that allowed for increased
density beyond a nominal prescription, but
generally only up to a cap of 12:1. The bonus
was initially proposed to seek “civic” design
benefits such as open space, laneways,
arcades, cut-off corners, and other measures
meant to de-congest the inner city.

The new base plot ratio prescription of inner
city Melbourne starts at 18:1. The new controls
are flanked by a re-vamped mechanism of
"bonus”that seeks public benefits in return
for area that exceeds the base FAR. This
additional area is defined as the Floor Area
Uplift (FAU), or namely “that part of a building
containing the uppermost floor area of the
building, without which the building would
not exceed a floor area ratio of 18:1/The area
uplift is given to developers in exchange for
transparent and monetary valuable public
benefits for the community. The benefits
include public open space, publicly accessible
enclosed areas, social housing, a competitive
design process, commercial office use, or

a combination of these. The benefits are
recommended to be “‘onsite” or “within" the
proposed building (DELWP 2016).

The new built form controls do not specify
height limits, but in combination with other
controls, the inner city has a theoretical ceiling
height that is unlikely to be penetrated by
future construction activity. These limits

are set by the “‘go-around”flight path of a
secondary inner-city airport (Essendon), which
overall restricts building height depending
on proximity of the airport and in any

case below 350 meters (Thompson, 2016).
Building height is limited also by pre-existing
overshadowing controls prescribed around
the Yarra River and a number of parks and
civic open spaces. Last but not least, the

built form review prescribes tower setbacks
from the main street frontage (five meters)
and from the rear and side boundaries (five
meters up to 80 meters in height and six
percent of the building height for buildings
taller than 80 meters). The setback provisions,
combined with the economic assumption to
keep structural slenderness below one to 10,
suggest that the new built form regulations
may have the effect to set an economic
height of development that is unlikely to
penetrate the bulk of the existing skyline.

The architectural implications are
demonstrated by a study commissioned
to Hayball (2016). Although it is not easy
to pinpoint a number that may apply for
the entire inner city, Hayball's study for
the Hoddle Grid and Southbank suggests
that economic feasibility may be less likely
met for buildings taller than 200 meters,
and more likely for buildings around the
150-meter—mark, unless large land parcels
are redeveloped or created by consolidation.

Discussion

At the origin of the built form shortcomings
that preceded the CCBFR there are arguably
cultural and urban design trends that in
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Figure 7. Recent tall residential buildings under construction in Melbourne ; From left to right: 35 Spring Street, EQ Tower, Empire Melbourne, and Light House (Source: Giorgio Marfella)
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Figure 8. Summary and outlook of 150-plus-meter-tall buildings in Melbourne from 1970 to 2020 (Source: Giorgio

Marfella)

8. Z/RAI50KU FeRE 51 KR Giorgio Marfella)

Melbourne, from the early 1990s onwards,
have refused to engage positively with

the urban typology of tall buildings. After
the crash and the oversupply of tall office
buildings of the early 1990s, commercial
skyscrapers were questioned to their core
and reason d'etre. The city decided to shift its
office stock — with questionable medium-rise
results — to the Docklands, whilst planning
authorities continued to implement and
advocate anachronistic urban controls for
the inner city. In Southbank, for example,

a building height limit of 100 meters and
massing controls that envisaged building
podiums 30 to 40 meters high were
established; but these were seldom enforced
for lack of clarity and purpose of these
measures. For a city traditionally inclined to
regenerate through speculative building
activity, these provisions were an epochal
failure to acknowledge, understand, plan, and
most of all, control tall building activity.

Melbourne’s floor area uplift principle

is the urban policy equivalent of Fazlur

Khan's structural principle of the “premium
for height,"which in engineering terms,
states that, with increasing building height,
additional structural material and complex
structural systems must be put in place to
carry lateral loads (Khan, 1971). The idea of

a civic premium for height is not new: it is a
civic principle of modernist origin that suits,
in particular, tall buildings. The size, visibility,
and unavoidably long life-span of skyscrapers
commands that this building typology — even
when privately funded - is not exempted
from a duty of contribution to the public
realm. In Melbourne, the reintroduction of FAR
built form controls is an overdue adjustment
that offsets decades of laissez-faire and
neglect of the need to regulate - rather deny,
ignore, abandon to self-regulation, or oppose
a priori — the construction of tall buildings.

In view of the current boom, the impact of
the new controls is dependent on a “glocal”
residential market that has grown since the
aftermath of the GFC. The FAU, by definition,
targets the “uppermost”area of a building as a
mechanism to rebalance between public and
private interest; so, unless planning authorities
promote large land consolidation in the inner
city or retreat from the implementation of
the new setback controls, any significant
contribution of public benefits is likely to arise
from a continued boom of tall, or perhaps
supertall and super-slender building activity.
Given that Melbourne is set to triple its tall
building stock, which in prospect is faster
than most cities of the Australasian region,
including new Chinese megacities (Figure 8),
it is worth questioning if is the CCBFR may
ultimately end up curtailing tall building
activity rather than generating new public
benefits and innovative building outcomes.

The new provisions contemplate to create
benefits “on site” and/or “within" the buildings,
but the highly discretionary tradition

of urban planning in Australia presents
some concerns. There is a risk that in the
future, particularly during less prosperous
development times or following a change of
government, discretionary decision making
may transform the FAU into a mechanism

of monetary exchange, thus preventing the
city to achieve the generation of civic value,
design excellence, and built-quality that it

is auspicated by the new controls. A third
concern relates to matters of functional
zoning. The new controls are heavily geared
- and almost entirely conceived — in response
to tall residential developments, and this
mono-functional focus raises questions
about the capacity of the city to plan long-
term “livability” through quality workplaces,
attraction of global businesses, public and
semi-public commercial development, and
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building innovation. Last but not least, the
CCBFR contemplates a FAU in return for
selective competition processes informed

by “design excellence! This provision seems
just, but it runs the risk to remain a spurious
surrogate for effective building quality,
possibly hidden behind an instrument for star-
architect attraction. The principle of design
excellence is one that should be espoused by
all tall buildings in the inner city. Melbourne
would deserve a competition process that is
established for any building that seeks FAU

or any building, say, in excess of 150-meter
height. Competitions, however, are not a
guarantee of quality unless accompanied

by a set of transparent criteria that defines
excellence in broader interdisciplinary

terms — not only for architectural expression.
These criteria should include commercial
space value, long-term flexibility, robust and
efficient construction systems, technological
innovation, and verifiable as-built outcomes of
energy efficiency.

Conclusions

How long can Melbourne’s high-rise
apartment boom last? The public benefits
sought by the CCBFR rely on an ever-growing
forecast of tall building activity, but they
seem to contrast with an evident trend of
the oversupply of tall buildings. The city may
be now equipped with an innovative set of
regulations — although generous by global

standards for base FAR — but this may not find
the widespread conditions to push developers
to"uplift”in exchange for public benefits.

Skyscrapers, once built, are destined to
remain in place for a very long time. The
latest review of the “built form”controls of the
city is of historical importance; however, the
capacity of the new measures to sufficiently
impact city by distributing public benefit is
dependent on an optimistic expectation that
the demand of high-rise residential activity
will rise further. In this sense, unless further
growth and even higher numbers of building
proposals are assumed to eventuate, the
public benefit trade-offs seem conceived as a
mechanism to curtail site density and height,
rather than as a reward for building quality.

Meanwhile, the "hyper-dense”tall building
boom has entered the executive phase and
an unprecedented level of construction
activity is underway. Irrelevant of the future
scenarios opened by this “glocal”boom,
there may be further questions related to
technology, productivity, and innovation
which are still latent. The new controls
mitigate the outcomes of a decade of laissez-
faire and failure to acknowledge and plan

tall buildings in the city, but the opportunity
to realize the overdue community benefits

is still subordinated to the ongoing — but
questionable — expansion of high-rise
residential supply in a city that is already set to
triple its number of tall buildings.
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