
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
AGENDA  
 
Planning Committee Meeting to be held in  
Council Chamber 
350 High Street Preston  
on Tuesday 14 June 2022 at 6.30pm. 
 
 
 



(2)  

 

 

Darebin City Council acknowledges the Wurundjeri Woi-
Wurrung people as the Traditional Owners and custodians 
of the land we now call Darebin and pays respect to their 
Elders, past, present and emerging. 
 
Council pays respect to all other Aboriginal and Torres 
Strait Islander communities in Darebin. 
 
Council recognises, and pays tribute to, the diverse 
culture, resilience and heritage of Aboriginal and Torres 
Strait Islander people. 
 
We acknowledge the leadership of Aboriginal and Torres 
Strait Islander communities and the right to self-
determination in the spirit of mutual understanding and 
respect. 

ACKNOWLEDGEMENT OF TRADITIONAL 
OWNERS AND ABORIGINAL AND TORRES 

STRAIT ISLANDER COMMUNITIES IN 
DAREBIN 

 
 



 

 

English 
This is the Agenda for the Council Meeting. For assistance with any of the agenda items, please 
telephone 8470 8888. 
 
Arabic 

 8888يرجى الاتصال بالهاتف  الاعمال،من بنود جدول  أيالمساعدة في  علىللحصول . هذا هو جدول اعمال اجتماع المجلس
8470 . 

 
Chinese 

这是市议会会议议程。如需协助了解任何议项，请致电8470 8888。 

 
Greek 
Αυτή είναι η Ημερήσια Διάταξη για τη συνεδρίαση του Δημοτικού Συμβουλίου. Για βοήθεια με 
οποιαδήποτε θέματα της ημερήσιας διάταξης, παρακαλείστε να καλέσετε το 8470 8888. 
 
Hindi 

यह काउंसिल की बठैक के सलए एजेंडा है। एजेंडा के ककिी भी आइटम में िहायता के सलए, कृपया 
8470 8888 पर टेलीफोन करें। 
 
Italian 
Questo è l'ordine del giorno della riunione del Comune. Per assistenza con qualsiasi punto all'ordine 
del giorno, si prega di chiamare il numero 8470 8888. 
 
Macedonian 
Ова е Дневниот ред за состанокот на Општинскиот одбор. За помош во врска со која и да било 
точка од дневниот ред, ве молиме телефонирајте на 8470 8888. 
 
Nepali 

यो पररषद्को बठैकको एजने्डा हो। एजेन्डाका कुन ैपनन वस्तिुम्बन्धी िहायताका लागि कृपया 8470 8888 मा 
कल िनुहुोि।् 
 
Punjabi 

ਇਹ ਕੌਂਸਲ ਦੀ ਮੀਟ ਿੰ ਗ ਵਾਸਤ ੇਏਜਿੰ ਡਾ ਹੈ। ਏਜਿੰ ਡ ੇਦੀਆਂ ਟਕਸ ੇਵੀ ਆਈ ਮਾਂ ਸਿੰਬਿੰ ਧੀ ਸਹਾਇਤਾ ਵਾਸਤੇ, ਟਕਰਪਾ ਕਰਕ ੇ
8470 8888 ਨ ਿੰ   ੈਲੀਫ਼ੋਨ ਕਰ਼ੋ। 
 
Somali 
Kani waa Ajandaha Kulanka Golaha. Caawimada mid kasta oo ka mid ah qodobada laga wada hadlay, 
fadlan la xiriir 8470 8888. 
 
Spanish 
Este es el Orden del día de la Reunión del Concejo. Para recibir ayuda acerca de algún tema del orden 
del día, llame al teléfono 8470 8888. 
 
Urdu   

پر فون  8888 8470 يہ کاؤنسل کی میٹنگ کا ايجنڈا ہے۔ايجنڈے کے کسی بهی حصے کے بارے میں مدد کے لیے براہ مہربانی

 کريں۔
 
Vietnamese 
Đây là Chương trình Nghị sự phiên họp Hội đồng Thành phố. Muốn có người trợ giúp mình 
về bất kỳ mục nào trong chương trình nghị sự, xin quý vị gọi điện thoại số 8470 8888. 
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Agenda 
 

1. MEMBERSHIP  

Cr. Lina Messina (Mayor) (Chairperson) 

Cr. Trent McCarthy (Deputy Mayor) 

Cr. Emily Dimitriadis 

Cr. Gaetano Greco 

Cr. Tom Hannan 

Cr. Tim Laurence 

Cr. Susanne Newton 

Cr. Susan Rennie 

Cr. Julie Williams 

2. APOLOGIES  

3. DISCLOSURES OF CONFLICTS OF INTEREST 

4. CONFIRMATION OF THE MINUTES OF PLANNING COMMITTEE 

Recommendation 

That the Minutes of the Planning Committee Meeting held on 9 May 2022 be confirmed as a 
correct record of business transacted. 
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5. CONSIDERATION OF REPORTS 

5.1 APPLICATION FOR PLANNING PERMIT D/302/2021 
1 Wardrop Grove Northcote 

 

Author: Principal Planner  
 

Reviewed By: Acting General Manager City Sustainability and Strategy  
 

 
 
 

 
Applicant 
 
Chahid Kairouz Architects 

 
Owner 
 
C Kalavritinos 

 
Consultant 
 
Amber Organisation 
Eco Harmony  
Etched Projects Pty Ltd 
Open Space Management 
 

 
SUMMARY 

• It is proposed to construct four (4), three (3) storey dwellings. 

• Each dwelling has three (3) bedrooms plus a retreat area and a study space.  

• Each dwelling has access to two (2) on site car spaces contained either within a double 
garage or as a single garage and tandem car space.  

• Each dwelling has access to ground level secluded private open space, which is 
supplemented by a balcony on the second-floor level.  

• The maximum height of the development is 10.19 metres when measured in the centre 
of the site from natural ground level (NGL). 

• The dwellings will have a contemporary design, with pitched and gabled roofs. 

• The site is zoned General Residential Zone – Schedule 2 and is affected by the Design 
and Development Overlay – Schedule 14 and Development Contributions Plan Overlay 
(currently expired). 

• The mandatory garden area requirement is 35% or 292.6 square metres.  The proposal 
achieves a garden area of 305 square metres of 36%. 

• There is no restrictive covenant on the Certificate of Title for the subject land.  

• Four (4) objections were received against this application.  

• The proposal is generally consistent with the objectives and standards of Clause 43.02, 
55 and 52 of the Darebin Planning Scheme. 

• A previous application for a medium density housing development comprising the 
construction of four (4) x three (3) storey dwellings was refused by VCAT in 2020. The 
issues that led to that refusal have been addressed in this current proposal.  

• It is recommended that the application be supported, subject to conditions.  
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CONSULTATION: 

• Public notice was given via a sign posted on site and letters sent to surrounding 
owners and occupiers. 

• This application was referred internally to the following units in Council: Asset and 
Capital Delivery, City Designer, City Works, Climate Emergency and Sustainable 
Transport, Environmental Sustainability Officer, Landscape Architect, Property 
Management and Tree Management. 

• This application was not required to be referred to external authorities. 

 

Recommendation 

 
That Planning Permit Application D/302/2021 be supported and Planning Permit be issued 
for a medium density housing development comprising the construction of four (4), three (3) 
storey dwellings at 1 Wardrop Grove Northcote, subject to the following conditions: 

1. Before the development starts, amended plans to the satisfaction of the Responsible 
Authority must be submitted to, and approved by, the Responsible Authority. When 
approved, the plans will be endorsed and will then form part of this Permit.  The plans 
must be drawn to scale with dimensions and must be generally in accordance with the 
plans submitted with the application (identified as Sheets A03.2, A04, A05, A06, A07, 
A08, A09, A09.1, A09.2, A10, A11, revision TP6, dated 30 November 2021, job no. 
CKA17-076 and prepared by C. Kairouz Architects and Landscape Plan, prepared by 
Etched, dated May 2021 and received by Council on the 3 June 2021 but modified to 
show: 

(a) Lighting along the accessway at regular intervals and around the entryways of 
dwellings 2 to 4.  

(b) The northern boundary fencing noted as either existing or proposed. Fencing 
notations must include height, colour and materials. Colour and design samples 
are required and must respect the heritage characteristics of the adjoining lot at 3 
Wardrop Grove, Northcote. 

(c) The northern elevation modified to include the Dwelling 2 and 3 first floor 
bedroom 2 planter boxes. The plans must include a section diagram 
demonstrating how the screens minimise overlooking of the adjoining northern lot 
in accordance with Standard B22 (Overlooking) of Clause 55 of the Darebin 
Planning Scheme. 

(d) The southern elevation modified to include the Dwelling 1, 2 and 3 first floor 
bedroom 2 and study area planter boxes. The plans must include a section 
diagram demonstrating how the screens minimise overlooking of the adjoining 
southern lots in accordance with Standard B22 (Overlooking) of Clause 55 of the 
Darebin Planning Scheme.  

(e) A notation and plans modified to show the eastern and western balustrades of the 
second level balconies of dwellings 2, 3 and 4 are a minimum of 1.7 metres high 
above finished floor level (FFL) to ensure no overlooking from oblique views, in 
accordance with Standard B22 (Overlooking) of Clause 55 of the Darebin 
Planning Scheme. 

(f) The first floor north facing retreat windows of dwelling 1 provided with either: 

(i) a sill with a minimum height of 1.7 metres above finished floor level; 

(ii) a fixed external screen with a maximum permeability of 25% to a minimum 
height of 1.7 metres above finished floor level; or  
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(iii) fixed obscure glazing (not film) with a maximum transparency of 25% to a 
minimum height of 1.7 metres above finished floor level. 

Where fixed screens are being utilised a section diagram must be included to 
demonstrate how the screens minimise overlooking of adjoining properties. 
Screens must be constructed of durable materials and be integrated with the 
design of the development.  

(g) The provision of bicycle racks for each dwelling in each garage. A dimensioned 
section diagram of the bike racks must be provided. The bicycle rack must be 
located so as to not protrude into the required clearance areas as set out in 
Diagram 1 – Clearance to car parking spaces in Clause 52.06 (Car parking) of 
the Darebin Planning Scheme.  

(h) External storage for dwelling 1 with a volume of 6 cubic metres. 

(i) A section diagram of the external storage sheds serving all dwellings, with 
volumes nominated in cubic metres. 

(j) A bin enclosure for dwellings 2 and 3 located within the secluded private open 
space. Plans must demonstrate that the storage sheds and bin enclosures, do 
not reduce, beyond compliance the area of secluded private open space of 25 
square metres. 

(k) Each garage must be provided with minimum internal dimensions of 3.5 metres 
width (single), 5.5 metres width (double) and 6 metres length, clear of any 
obstructions (bins, storage, door openings etc). This must be achieved without 
reducing any boundary setbacks. 

(l) Fixed external sun shading devices to all north facing habitable room windows/ 
glazed doors where not located directly under an eave or overhang. Where sun 
shading devices are use a dimensioned section diagram or photograph must be 
provided. Shading must not to extend within 1 metre of a property boundary. 

(m) All habitable room windows to be operable. Window operation must not increase 
overlooking of adjoining secluded private open space and/or habitable room 
windows. Casement, sliding and sash windows must be used for all habitable 
room windows. 

(n) External operable sun shading devices (excluding roller shutters to windows) to 
all west facing habitable room windows and glazed doors. Where sun shading 
devices are used, a dimensioned section diagram or photograph must be 
provided. 

(o) Natural light to garages by way of skylights, windows or glazing to external 
vehicle and / or pedestrian doors. 

(p) The location of all plant and equipment (including air-conditioners, condenser 
units, rainwater tanks, solar panels, hot water units and the like). These are to be: 

(i) co-located where possible; 

(ii) located or screened to be minimally visible from the public realm; 

(iii) air conditioners located as far as practicable from neighbouring bedroom 
windows or acoustically screened; and 

(iv) integrated into the design of the building.  
 

(q) The location of gas, water and electricity metres. Where metres would be visible 
from the public realm, these are to be: 

(i) co-located where possible; 

(ii) positioned on a side boundary or adjacent to the accessway; and 
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(iii) screened from view using either landscaping or durable screening that 
integrates with the development. 
 

(r) Any modifications required as a result of the approved Landscape Plan required 
by Condition No. 3 of this Permit.  

(s) Reduction to the area of hard paving within the secluded private open space for 
each dwelling and this converted to landscaping to the satisfaction of the 
Responsible Authority.  

(t) Annotations detailing Tree Protection Zone(s), associated tree protection fencing 
and tree protection measures in accordance with the requirements of Condition 
No. 4 and 5 of this Permit. 

(u) Annotations and modifications required as a result of the approved Sustainable 
Design Assessment (SDA) required by Condition No. 6 of this Permit. 

(v) The provision of a Stormwater Management System Report, including a Water 
Sensitive Urban Design (WSUD) Plan, in accordance with Standard W2 of 
Clause 53.18 – 5 of the Darebin Planning Scheme. Refer to Condition No. 7 of 
this Permit.  

(w) The provision of a Site Management Plan in accordance with Standard W3 of 
Clause 53.18-6 of the Darebin Planning Scheme. Refer to Condition No. 8 of this 
Permit. 

(x) The provision of pedestrian visibility splays measuring 2 metres (width across the 
frontage) by 2.5 metres (depth into the site), to the northern side of the adjoining 
right of way to Wardrop Grove.  Where within the site, the splays must be at least 
50% clear of any visual obstructions (structures, vegetation and the like). The 
splays may include an adjacent entry or exit lane where more than one lane is 
provided, or adjacent landscaped areas, provided the landscaping in those areas 
is less than 900mm in height. 

(y) Confirmation of the gradients of the ramps leading from the adjoining right of way 
into the garages and within each garages to comply with the requirements of 
Design Standard 3: Gradients of Clause 52.06-9 of the Darebin Planning 
Scheme.  

(z) The length of the tandem car spaces increased to 11.1 metres. 

(aa) A swept path assessment demonstrating that B85th percentile vehicles can enter 
and exit the garages of dwellings 1 and 2 when the tandem car space is 
occupied, in accordance with the requirements of AS2890.1:2004.  Swept paths 
are to show wheel path, vehicle overhang and vehicle overhang plus 300mm 
clearance lines. This must be achieved by reducing the ground floor building 
footprint without decreasing the setbacks of the ground floor from any property 
boundary. 

(bb) Any modifications required as a result of the approved Waste Management Plan 
(WMP) required by Condition No. 9 of this Permit. 

(cc) A comprehensive schedule of construction materials, external finishes and 
colours (including colour samples). Annotated coloured elevations and 3D 
renders accurately representing the proposed materials, colours and finishes in 
accordance with the approved schedule of construction materials.  The use of 
‘MC’ must be clarified on these elevations. 

When approved, the plans will be endorsed and form part of this Permit. 

2. The development as shown on the endorsed plans must not be altered without the prior 
written consent of the Responsible Authority. 
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3. The Landscape Plan must be generally in accordance with A03.2, A04, A05, A06, A07, 
A08, A09, A09.1, A09.2, A10, A11, revision TP6, dated 30 November 2021, job no. 
CKA17-076 and prepared by C. Kairouz Architects, but modified to show: 

(a) Tree protection measures in accordance with Condition No. 5 of this Permit. 

(b) Any modifications relating to landscaping required as a result of the Sustainable 
Design Assessment required by Condition No. 7 of this Permit) 

(c) Any modifications relating to landscaping required as a result of the Water 
Sensitive Urban Design Plan/Report required by Condition No. 8 of this Permit) 

(a) A maintenance planting schedule for the planter boxes, including: 

(i) details of who will be responsible for the maintenance of the garden wall 

and landscaping; 

(ii) required maintenance tasks (establishment, routine, cyclic, reactive/ 

emergency, renovation); 

(iii) access requirements/ agreements; 

(iv) irrigation and plant nutrition. 

(d) Details of all trees on site marked on the landscape plan regardless of whether 
they are to be retained/removed. The species, genus, height and spread of 
trees is to be stated whether they will be retained or removed as per the 
Arborist report. 

(e) Details of all existing trees to be retained and all existing trees to be removed, 
including overhanging trees on adjoining properties and street trees within the 
nature strip.  The genus, species, height and spread of all trees must be 
specified. All existing trees to be retained must be retained and protected in 
accordance with Australian Standards or as per the approved Arborist Report. 

(f) A planting schedule of proposed vegetation detailing the botanical name, 
common name, size at maturity, pot size and quantities of all plants. 

(g) A diversity of plant species and forms.  

(h) The location of Fogo bins. 

(i) Where the opportunity exists, an appropriate number and size of canopy trees 
are to be shown within the secluded private open space areas of each dwelling 
and within the front setback of the property, commensurate with the size of 
planting area available. All canopy trees must have a minimum height of 1.6 
metres in 40 litre containers at the time of installation.  Canopy trees must 
adhere to Darebin City Council’s standards for canopy trees at maturity (Height 
x Width): small canopy trees (4-6m x 4m), medium canopy trees (6-8m x 6m), 
large canopy trees (8-12m x 10m).  

(j) Annotated graphic construction details showing all landscape applications and 
structures including tree and shrub planting, retaining walls, raised planter bed 
and decking.  

(k) Type and details of all surfaces including lawns, mulched garden beds and 
permeable and/or hard paving (such as pavers, brick, gravel, asphalt and 
concrete) demonstrating a minimum site permeability of 20% of the site. 
Percentage cover of permeable surfaces must be stated on the plan. Where 
paving is specified, material types and construction methods (including cross 
sections where appropriate) must be provided. 

(l) Hard paved surfaces at all entry points to dwellings. 
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(m) The location of all plant and equipment as shown (including air conditioners, 
letter boxes, garbage bins, lighting, clotheslines, tanks, storage, bike racks and 
the like).  

(n) Type and details of edge treatment between all changes in surface (e.g. grass 
(lawn), gravel, paving and garden beds). 

(o) An outline of the approved building/s including any basement, the location of 
entry doors, windows, gates and fences.  

(p) The location of both existing and proposed overhead and underground 
services.  Conflicts of such services with the existing and proposed planting 
must be avoided. 

(q) Clear graphics identifying trees (deciduous and evergreen), shrubs, 
grasses/sedges, groundcovers and climbers. 

(r) Scale, north point and appropriate legend.  

(s) Landscape specification notes including general establishment and 
maintenance requirements. 

The requirements of the endorsed Landscape Plan must be complied with and 
implemented to the satisfaction of the Responsible Authority. 
 
The development must not be occupied, unless otherwise approved by the 
Responsible Authority in writing, until the landscaping works shown on the endorsed 
Landscape Plan are completed to the satisfaction of the Responsible Authority. 
 
No later than seven (7) days after the completion of the landscaping, the permit 
holder must advise Council, in writing, that the landscaping has been completed. 
 
The landscaping shown on the endorsed Landscape Plan must be maintained to the 
satisfaction of the Responsible Authority, including by replacing any dead, diseased, 
dying or damaged plants to the satisfaction of the Responsible Authority. 

All landscaped areas must be provided with an appropriate irrigation system to the 
satisfaction of the Responsible Authority 

4. Before the development (including demolition) starts, tree protection fencing (TPF) 
must be erected in accordance with the following requirements to provide a Tree 
Protection Zone (TPZ): 

Tree (as defined in the Preliminary Tree Assessment 
by Open Space Management dated 28/11/2018)  

TPZ (radius from the base 
of the trunk) 

Trees 10-13 – Located within the adjoining property 
to the west 

as per Australian Standard 
AS4970 – 2009 

Tree Group 15 – Located within the adjoining 
property to the north 

2.0 metres 

Trees A & B (Not numbered in Arborist’s report) – 2x 
Council naturestrip tree (Lagerstroemia sp.) 

2.0 metres 

As identified in Open Space Management Arborist 
Report 

 

 
5. The following tree protection measures must be implemented for trees identified in the 

table to Condition No. 4 of this Permit: 

(a) Tree protection measures are to be in accordance with Australian Standard 
AS4970 – 2009: Protection of trees on development sites or as otherwise 
approved in writing by the Responsible Authority. 
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(b) Tree protection fencing (such as temporary fencing panels) must be constructed 
to the satisfaction of the Responsible Authority.  The tree protection fence must 
remain in place until construction is completed or unless otherwise agreed by the 
Responsible Authority in writing. 

 
(c) The tree protection fencing must be maintained at all times and may only be 

moved the minimum amount necessary for approved buildings and works to 
occur within a TPZ.  The movement of the fencing to allow such buildings and 
works shall only occur for the period that such buildings and works are 
undertaken, after which time the full extent of the fencing must be reinstated.  

(d) Except with the written consent of the Responsible Authority:  

(i) The area within the TPZ and Tree Protection Fencing (TPF) must be 
irrigated during the summer months with 1 litre of clean water for every 1cm 
of trunk girth measured at the soil/trunk interface on a weekly basis. 

(ii) The area within the TPZ of all protected trees must be provided with 
100mm layer of coarse mulch. 

(iii) No vehicular or pedestrian access, trenching or soil excavation is to occur 
within a TPZ, save for that allowed to complete the approved development. 

(iv) No storage or dumping of tools, equipment or waste is to occur within a 
TPZ. 

(e) Any pruning works must be carried out in accordance with the Australian 
Standard AS4373 - 2007: Pruning of Amenity Trees and undertaken by a suitably 
qualified arborist. 

(f) The construction of the crossover (and any other buildings and works within a 
TPZ) must be undertaken under the supervision and direction of a qualified 
arborist. 

(g) Open space areas within the TPZ must remain at or above existing grade and 
remain permeable. 

Where applicable to a nature strip tree, a TPZ is confined to the width of the 
nature strip. 

Where applicable to a tree on a neighbouring lot, a TPZ only applies where within 
the site. 

(h) Before any development (including demolition) starts, all existing vegetation 
shown on the endorsed plan(s) to be retained must be marked and that 
vegetation must not be removed, destroyed or lopped without the written consent 
of the Responsible Authority. 

No vehicular or pedestrian access, trenching or soil excavation is to occur within a 
TPZ, save for that allowed to complete the approved development. 

No storage or dumping of tools, equipment or waste is to occur within a TPZ. 

Where applicable to a nature strip tree, a TPZ is confined to the width of the nature 
strip. 

6. Before plans are endorsed under Condition No. 1 of this Permit, an amended 
Sustainable Design Assessment (SDA to the satisfaction of the Responsible Authority 
must be submitted to and approved by the Responsible Authority. When approved, the 
amended SDA will be endorsed and will then form part of this Permit. The amended 
SDA must be generally in accordance with the document identified as Sustainable 
Design Assessment (SDA), dated 2 December 2021, prepared Eco Harmony and 
received by Council on the 3 December 2021 but modified to show: 
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a) A minimum overall score of 50% and minimums of 50% in energy, water, IEQ, 
Stormwater (100%) categories to demonstrate best practice in Sustainable 
Design. 

b) Bess Water 3.1 – Provide details of drought tolerant lawn / turf in the planting 
schedule of the landscape plans. 

c) External Shading – External shading. Provide details of external operable 
awnings, louvers, sliding shutters, venetian or roller blinds. Shading elements 
must consider hot and cold weather conditions. 

d) IEQ 2.2 Cross flow Ventilation – Amend elevations to reflect effective ventilation 
to all habitable rooms required (refer to 2.2 – Cross Flow Ventilation section of 
https://bess.net.au/tool-notes/ for guidance) 

e) IEQ 3.1 Thermal comfort – Double glazing – Provide an annotation on plans 
specifying double glazing to all living areas and bedrooms. 

f) Urban Ecology – 2.1 Vegetation – Clarify via detailed plans 25% of the site is 
covered in vegetation. 

g) Building Materials - Concrete - A minimum of 20% of the cement must be 
replaced with supplementary cementitious material (SCM), 50% recycled 
aggregate and 50% recycled water. 

h) Urban Cooling - For the non-visible flat roofs and exposed concrete driveways, 
specify light-coloured or reflective finishes to help mitigate the urban heat island 
effect. 

The requirements of the endorsed SMP must be implemented and complied with to 
the satisfaction of the Responsible Authority. 
 

7. Before plans are endorsed under Condition No. 1 of this Permit, an amended 
Stormwater Management System Report (SMSR) and Water Sensitive Urban Design 
(WSUD) Plan to the satisfaction of the Responsible Authority must be submitted to an 
approved by the Responsible Authority. When approved, the amended SMSR Report 
and WSUD Plan will be endorsed and will then form part of this Permit. The amended 
SMSR Report and WSUD Plan must be modified to show: 
 
(a) Details of how the stormwater management system is designed to meet the 

current best practice performance objectives for stormwater quality contained in 
the Urban Stormwater - Best Practice Environmental Management Guidelines 
(Victorian Stormwater Committee, 1999), including; 

a. An assessment using an industry recognised stormwater tool; 

b. The type of water sensitive urban design (WSUD) stormwater treatment 
measures to be used and details of these treatment measures including 
cross sections, materials, plants and drainage directions;  

c. The location of stormwater treatment measures in relation to buildings, 
sealed surfaces, neighbouring properties and landscaped areas;  

d. A plan illustrating where all impervious surfaces will be treated and drained; 

e. A construction and maintenance schedule; 

(b) Details of how the stormwater management system contributes to cooling, 
improving local habitat and providing attractive and enjoyable spaces; 

(c) Consideration of how the WSUD stormwater treatment measures will integrate 
with on-site detention requirements; 

(d) The STORM report amended to show tank water supply reliability of at least 80% 
or an increase in the capacity of rainwater tanks. 

https://bess.net.au/tool-notes/
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(e) Rainwater tanks relocated so to be close to point of connection e.g. toilets 

(f) Cross-section of inground raingardens/planter box raingardens in accordance 
with Melbourne Water Raingarden Instruction Sheet. 

(g) Specification of raingarden plants in accordance with Melbourne Water 
Raingarden Instruction Sheet. 

(h) Construction details of the permeable paving [specify location] including a cross-
section drawing that shows an impervious liner with a subsurface agricultural 
drain. 

The requirements of the endorsed SMSR and WSUD Plan must be implemented and 
complied with to the satisfaction of the Responsible Authority. 
 

8. Before plans are endorsed under Condition No. 1 of this Permit, a Site Management 
Plan to the satisfaction of the Responsible Authority must be submitted to and 
approved by the Responsible Authority. When approved, the Site Management Plan 
will be endorsed and will then form part of this Permit. The Site Management Plan must 
be generally in accordance with Melbourne Water’s Keeping Our Stormwater Clean – A 
Builder’s Guide (2002) and must describe how the site will be managed prior to and 
during the construction period, including requirements for: 

(a) Erosion and sediment. 

(b) Stormwater. 

(c) Litter, concrete and other construction wastes. 

(d) Chemical contamination. 

The requirements of the endorsed Site Management Plan must be implemented and 
complied with to the satisfaction of the Responsible Authority.  

 
9. Before plans are endorsed under Condition No. 1 of this Permit, a Waste Management 

Plan to the satisfaction of the Responsible Authority must be submitted to and 
approved by the Responsible Authority. When approved, the Waste Management Plan 
will be endorsed and will then form part of this Permit. The Waste Management Plan 
must: 

a) Ensure all bin types, bin sizes, the size of the waste storage area/s and any 
other relevant detail/s specified in the Waste Management Plan are shown to 
scale on the endorsed plans. 

b) Explain how and where waste will be stored on the site. 

c) Detail the size and location of general, recyclable, *FOGO and glass waste 
bins.   

d) Include a plan that shows: 

(i) The waste storage and collection area. 

(ii) The length and width of the footpath/ nature strip directly abutting the site 
boundary. 

(iii) The location of any available on-street carparking, loading zones and 
tram/bus stops. 

(iv) The location of all street furniture, light poles, electricity poles, driveways, 
street trees, bus shelters or similar obstructions.   

(v) The location of the bins within the road reserve, with a minimum gap of 
300mm between bins and other obstructions. 
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(vi) If private waste collection is required, type and size of collection vehicles, 
frequency of collection, times of collection, location of collection point for 
vehicles and location of bins prior to collection.   

The plan may require bin sharing or that collection be undertaken by a private 
contractor if it cannot be demonstrated to the satisfaction of the Responsible Authority 
that the kerb-side collection of individual bins will not cause car parking and/ or 
amenity issues.   

Where waste is collected by a private contractor, bins must not be stored off site 
before and after collection. 

The provisions, recommendations and requirements of the approved Waste 
Management Plan must be implemented and complied with to the satisfaction of the 
Responsible Authority. 

Waste storage and collection must not affect the amenity of the surrounding area. 
Waste storage and collection must not cause any interference with the circulation and 
parking of vehicles on abutting streets. 
 

*FOGO: Food Organics and Garden Organics 

10. At the completion of the constructed ground floor level(s), and before the starting of 
the building frame or walls, a report prepared by a licensed land surveyor to the 
satisfaction of the Responsible Authority must be submitted to the Responsible 
Authority, confirming the ground floor level(s). The report must be submitted to the 
Responsible Authority no later than 7 days from the date of the inspection.   

The development must not be occupied until a report prepared by a licensed land 
surveyor to the satisfaction of the Responsible Authority is submitted to the 
Responsible Authority, confirming the floor level(s).  

11. Before the use starts, an automatic external lighting system capable of illuminating 
the entry to each unit, access to each garage and car parking space and all 
pedestrian walkways must be provided on the land to the satisfaction of the 
Responsible Authority. 

The external lighting must be designed, baffled and located to prevent any adverse 
effect on adjoining and nearby land to the satisfaction of the Responsible Authority. 

12. The land must be drained to the satisfaction of the Responsible Authority. 

13. All guttering, rainheads, pipes including downpipes, fixtures, fittings and vents 
servicing any building on the site including those associated with a balcony must be: 

(a) concealed in service ducts or otherwise hidden from view; or 

(b) located and designed to integrate with the development, 

to the satisfaction of the Responsible Authority. 

14. No plant, equipment, services or structures other than those shown on the endorsed 
plans are permitted above the roof level of the building without the prior written 
consent of the Responsible Authority. 

15. The plant and equipment proposed on the roof of the building must be located to be 
minimally visible from the public realm or screened in a manner that integrates with 
the design of the development, to the satisfaction of the Responsible Authority. 

16. Provision must be made on the land for letter boxes and a slot for newspapers to the 
satisfaction of the Responsible Authority. 
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17. Before occupation of the development, the areas set aside for the parking of vehicles 
and access lanes as shown on the endorsed plan(s) must be: 

(a) constructed; 

(b) properly formed to such levels that they can be used in accordance with the 
plans; 

(c) surfaced with an all-weather sealcoat; 

(d) drained; 

(e) line-marked to indicate each car space and all access lanes; and  

(f) clearly marked to show the direction of traffic along the access lanes and 
driveways,  

to the satisfaction of the Responsible Authority. 

18. Car spaces, access lanes and driveways shown on the endorsed plans must not be 
used for any other purpose.  

19. This Permit will expire if either: 

(a) The development does not start within three (3) years from the date of this 
Permit; or 

(b) The development is not completed within five (5) years of the date of this 
Permit. 

As relevant, the Responsible Authority may extend the times referred to if a request is 
made in writing: 

(a) Before this Permit expires; 

(b) Within six (6) months after the expiry date; or 

(c) Within twelve (12) months after the expiry date if the request relates to the 
completion of the development or a stage of the development. 

NOTATIONS 

(These notes are provided for information only and do not constitute part of this 
permit or conditions of this permit) 

N1. Any failure to comply with the conditions of this planning permit may result in the issue 
of an Enforcement Order against some or all persons having an interest in the site.  
Non-compliance may result in legal action or the cancellation of this permit by the 
Victorian Civil and Administrative Tribunal. 

N2. This planning permit is one of several approvals required before use or development is 
allowed to start on the site.  The planning permit holder is required to obtain other 
relevant approvals and make themselves aware of easements and restrictive 
covenants affecting the site. 

N3. Amendments made to plans noted in Condition No. 1 of this Permit are the only ones 
that will be assessed by Council.  If additional amendments are made to the 
development they must be brought to the attention of Council as additional planning 
assessment may be required through a separate planning approval.  

N4. This Planning Permit represents the planning approval for the use and/or development 
of the site and does not represent the approval of other Council departments or 
statutory authorities.  Other approvals may be required before the use/and or 
development allowed by this planning permit starts.  

N5. Numbering on plans should be allocated in a logical clockwise direction and follow 
existing street number sequence.  Please contact Revenue Office on 8470 8888 for 
further information and assistance.   
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N6. This planning permit is to be attached to the “statement of matters affecting land being 
sold”, under Section 32 of the Sale of Land Act 1962 and any tenancy agreement or 
other agreement under the Residential Tenancies Act 1997, for all purchasers, tenants 
and residents of any dwelling shown on this planning permit, and all prospective 
purchasers, tenants and residents of any such dwelling are to be advised that they will 
not be eligible for on-street parking permits pursuant to the Darebin Residential Parking 
Permit Scheme. 

 

INTRODUCTION AND BACKGROUND 
 
Previously planning application D/709/2018 was issued on the 26 August 2019 for a medium 
density housing development comprising the construction of four (4) x three (3) storey 
dwellings (refer to the image below).  
 
This application received 12 objections. 
 
An objector appeal was lodged with the Victorian Civil and Administrative Tribunal (VCAT) 
under section 82 of the Planning and Environment Act against Council’s decision to grant a 
permit (Kelly V Darebin CC [2020] VCAT 1362). On the 4 December 2020 the Tribunal ruled 
to overturn Council’s decision and issued a refusal to grant a planning permit. The findings of 
the Tribunal are summarised later in this report. 
 

 
Figure 1: 3d image of the previous proposal at 1 Wardrop Grove, Northcote which was refused by VCAT 

 

ISSUES AND DISCUSSION 
 
Subject site and surrounding area 
 

• The site is regular in shape, with a frontage of 18.29 metres, a depth of 45.72 metres 
and an area of 836 square metres. 

• The subject site is located on the western side of the street, approximately 42 metres to 
the north of the intersection with Mitchell Street.   

• The site is currently vacant.  

• A ROW is located adjacent the southern boundary.  
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• The site has a fall of approximately 4 metres from the south west (rear) to the north 
east (front). 

 

Figure 2: Aerial image of the vacant subject site, taken from Nearmaps May 2022 

• The surrounding area is residential, with the building forms consisting of single and 
double storey dwellings and more recent medium density developments.  

North 

• To the north of the site is a double storey weatherboard dwelling with a pitched and 
gabled tile roof. Heritage Overlay Schedule 90 applies to this property.  This dwelling 
has a setback of 24.39 metres from Wardrop Grove and 7.77 metres to the common 
boundary. Vehicle access to a garage located at the rear and adjacent to the common 
boundary is provided.  This site is approximately 1850 square metres in area. 

• Further north at the end of Wardrop Grove is Santa Maria College. 
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Figure 3: Image of the existing demolished dwelling on the subject site (left) and of the heritage building at 3 
Wardrop Grove, Northcote (right), taken from Google May 2022 

• Further north planning permit D/522/2019 for 14 – 16 Wardrop Grove Northcote was 
issued for a 2-3 storey building comprising seven (7) dwellings and a reduction in car 
parking, associated with the Sisters of the Good Samaritan. 

 

 
Figure 4: Image of the endorsed streetscape elevation of the development at 14 – 16 Wardrop Grove Northcote, 
prepared by Smith and Tracey Architects. 
 
 

 
Figure 5: Image of the endorsed northern elevation plan, prepared by Smith and Tracey Architects 

South 

• To the south, beyond the adjacent ROW, are the rear yards of allotments fronting 
Mitchell Street, containing single and double storey dwellings and various out-buildings.  

 

Figure 6: Image of the Right of Way abutting the subject site and the rear yards and dwellings fronting Mitchell 
Street, taken from Google May 2022 
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East 

• To the east, on the opposite side of the street are various single storey dwellings.  

 

Figure 7: Image of the dwellings opposite the subject site on the east side of Wardrop Grove Northcote. 

West 

• To the west are the rear yards of a substantial Department of Health and Human 
Services double storey medium density development fronting Frank Ford Court. 

 

Figure 8: Aerial view of the DHHS housing complex, taken from Nearmaps May 2022 

• The site has excellent access to public transport, being in the Principal Public 
Transport Network (PPTN) area. Access to public transport is as follows: 

- Bus route #567 (Northcote – Regent via Northland) approximately 320 metres to 
the west. 

- Tram route #86 (Bundoora RMIT – Waterfront City Docklands) approximately 350 
metres to the west. 

- Bus route #508 (Alphington – Moonee Ponds via Northcote & Brunswick) 
approximately 400 metres to the north west 

- Northcote Train Station (Merdna Line) approximately 600 metres to the west. 

- Dennis Train Station (Hurstbridge Line) approximately 950 metres to the south 
east. 

• The site is located approximately 270 metres from the High Street Northcote retail 
activity centre to the west and 270 metres from the Northcote Central/Northcote Plaza 
Major retail activity centre to the north. 

• No stopping restrictions are in place on a portion of Wardrop Grove near to the Santa 
Maria College.  

• Wardrop Grove is a no through road.   
 



PLANNING COMMITTEE MEETING 14 JUNE 2022 

 

Item 5.1 Page 17 

Proposal 

• It is proposed to construct four (4) attached three (3) storey dwellings. 

• The development will be constructed lengthways along the site. 

 

Figure 9: Southern view of the proposed development, drawn by C. Kairouz Architects 

• Dwelling 1 is located to the front of the site and at ground level it will have a bedroom 
and kitchen/meals/living area.  On the first floor it will have three (3) bedrooms, family 
bathroom and a retreat. One of the bedrooms is a master bedroom with access to an 
ensuite. The second floor is an attic style level which contains a retreat/bedroom, 
bathroom and south-facing balcony. This dwelling has access to a double garage and a 
front and rear yard of in excess of 175 square metres.  

• This dwelling will have access to a double garage. 

 

Figure 10: South-eastern view of the proposed development, drawn by C. Kairouz Architects 
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Figure 11: Section diagram of dwelling 1, drawn by C. Kairouz Architects 

Dwellings 2 and 3 

• Dwellings 2 and 3 will have a similar layout, with the ground level having a 
kitchen/meals/living area.  The first floors are each to have three (3) bedrooms, family 
bathroom and a study area. One of the bedrooms is a master bedroom with access to 
an ensuite.  The second floor is an attic style level containing a retreat/bedroom, 
bathroom, south-facing balcony and a storage area 

• These dwellings will have access to a single garage and tandem car space. 

Dwelling 4 

• Dwelling 4 is to have a kitchen/meals/living area at ground level.  The first floor is to 
have three (3) bedrooms and family bathroom. One of the bedrooms is a master 
bedroom with access to an ensuite.  The second floor is an attic style floor which 
contains a retreat/bedroom, south-facing balcony, with a storage area. 

• This dwelling will have access to a double garage. 

 

Figure 12: Section diagram of dwelling 4, drawn by C. Kairouz Architects 
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Figure 13: Proposed ground floor plan, drawn by C. Kairouz Architects 

 

• The mandatory garden area requirement is 35% or 292.6 square metres.  The 
proposal achieves a garden area of 305 square metres of 36%. 

 
Figure 14: Proposed garden area plan, drawn by C.Kairouz Architects 

 
Objections summarised 
 

The number of objections has reduced to four (4) with one being unconditionally withdrawn 
on the 3 May 2022. Key issues raised in the objections are: 

• Inconsistent with the established neighbourhood character. 

• Visual bulk and built form which is exacerbated by the site topography. 

• Overdevelopment of the site. 

• Inadequate provision of car parking due to congestion along the street because of the 
nearby school. 

• Use of the southern right of way. 

• The proposal will create a precedent for high density development. 

• Failure to address the concerns raised in the previous VCAT hearing in Kelly V Darebin 
CC 2020 for planning application D/709/2018. Despite the reorientation of the small 
courtyard on the western boundary the proposal does not maintain the requirement to 
have rear gardens and respect the streetscape. 

• Minimal improvements to the design, particularly on level 1. 

• Loss of amenity due to continuous built form. 

• Overpopulation of the site. 
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Officer comment on summarised objections 
 

Inconsistent with the established neighbourhood character. 

The proposal represents a suitable intensification of the site. The site forms part of the 
Northcote Major Activity Centre which is an area that has exceptional locational 
attributes with regards to schools, public transport, shops, entertainment, services and 
open space.  

The proposal comprises four (4) dwellings, with over 300 square metres designated as 
garden area, which will maintain the garden setting of the streetscape and surrounds. 
It’s abuttal to a right of way (ROW) along the southern boundary, provides separation 
to adjacent southern lots, thereby minimising off site amenity impacts. 

The proposed dwellings appear to be designed with families in mind with each having 
three (3) bedrooms, a retreat space and designated study space.  

The revised design has responded directly to the Tribunal’s findings as discussed later 
in this report. 

One hundred and fifty square metres of front garden space is provided. Front yards are 
a feature of the immediate area. The front garden provides sufficient space to 
accommodate canopy trees, shrubs and other vegetation.  

• Visual bulk and built form which is exacerbated by the site topography. 

The development has been reduced in height and scale and provides a revised 
architectural response, in comparison to the earlier planning application considered 
and refused planning permission by the Tribunal.  

The protruding balconies have been removed and replaced with smaller rectilinear 
balconies integrated into the southern roof form.    

With regards to the scale of the development, the red hatched area below indicates 
where a reduction has been provided to the building footprint at the first and second 
levels (please see Figure 13 which highlights the level of reduction at the ground floor).  

Because the slope of land is from the rear to the front, the topography would actually 
assist mitigate the appearance of bulk of the building from the northern and southern 
orientations (see elevations below). 

 

Figure 15: Proposed first floor showing the reduction of building footprint in red hatch, drawn by C. Kairouz 
Architects 



PLANNING COMMITTEE MEETING 14 JUNE 2022 

 

Item 5.1 Page 21 

 

Figure 16: Image of the first floor of  the original application. 

 

Figure 17: Second floor level showing the reduction of building footprint in red hatch, drawn by C. Kairouz 
Architects. 

 

Figure 18: Image of the second floor of the original application  
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The reduction in built form is deemed satisfactory with the majority of the second level 
contained with the roof form (see section diagrams at Figures 11 and 12). Ultimately 
the proposed development will appear as a predominately two (2) storey form with a 
higher pitched roof which will contain the extra living space.  

 

Figure 19: View of the proposed development from the north, which will essentially appear as a two (2) 
storey development. 

 

Figure 20: View of the proposed development from the south, which has a smaller, respectful appearance 
than that of the previous development 

Figure 21: Image of previous development which shows significant balcony form to the south which is 
exacerbated by its two (2) storey form and curved appearance which is in stark contrast to the gable form.  
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• Overdevelopment of the site. 

The site is located in an area nominated for Incremental Change. The site also forms 
part of the Northcote Major Activity Centre.   

At paragraph 66 of the Tribunal’s findings, the member found that the site’s location in 
the Northcote Major Activity Centre should reasonably give rise to an expectation that 
the site is suitable for more intensive development. 

A part two (2) storey and part three (3) storey development at 14 – 16 Wardrop Grove 
Northcote has been approved for seven (7) dwellings. This site also forms part of the 
incremental change area and the Northcote Major Activity Centre.  

• Inadequate provision of car parking due to congestion along the street because of the 
nearby school. 

Car parking has been provided on site in accordance with the provisions of Clause 
52.06 (Car Parking) of the Darebin Planning Scheme, including (two (2) car parking 
spaces for each of the three (3) + bedroom dwellings). Any overflow parking resulting 
from the development would be within reasonable limits and will not unreasonably 
impact on the surrounding streets. 

It is considered that the increase in traffic movements in the abutting streets and the 
ROW, arising from the additional dwellings will be incremental and would not 
unreasonably affect local traffic conditions. It is also noted that the site is located within 
the PPTN area and so has excellent access to public transport, which will likely lead to 
a reduction in vehicle movements. 

• Concern over the use of the southern right of way. 

Council’s Property Unit have assessed the proposal and advised that the adjoining 
southern right of way (ROW) is a Council maintained and constructed ROW, which is 
also in Council’s Register of Public Roads. The future occupants of the site may use 
the ROW. 

With regards to vehicle manoeuvrability, Council’s Climate Emergency and Sustainable 
Transport Unit and advised that vehicle access into the site is deemed acceptable 
following the submission of swept paths.  

As per Council’s Vehicle Crossings Policy October 2014, the preference for accessing 
sites, particularly medium density sites, is from either a side or rear ROW.  

Vehicle access from a ROW is both a discrete and optimal arrangement for the 
following reasons: 

o This protects front yards and promotes landscaping; 

o It is a safe option for pedestrians and other motorists as it reduces the number of 

potential conflict points; 

o It will enhance and protect the pedestrian environment with no new vehicle 

crossovers proposed, which is important for those attending the school at the end 
of the street; 

o It reduces the proliferation of vehicle crossovers. 

Vehicle access from the ROW is a superior arrangement with regards to vehicle access 
to the site and is deemed acceptable.   

Furthermore, at paragraph 100 of the VCAT decision, the Tribunal member stated that 
‘Overall, the access arrangements to the subject land via the ROW are not a reason to 
refuse this application’. 
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• The proposal will create a precedent for high density development. 

The site is located in an area of Incremental Change as well as the Northcote Major 
Activity Centre (MAC) and Precinct 10 in the DDO14. As acknowledged by the Tribunal 
at paragraph 66 (as detailed above), the site’s location in the Northcote MAC should 
reasonably give rise to an expectation that the site is suitable for more intensive 
development. 

A precedent has already been set by the part 3 storey and part 2 storey development 
at 14 – 16 Wardrop Grove, Northcote as detailed above.  

• Failure to address the concerns raised in the previous VCAT hearing in Kelly V Darebin 
CC 2020 for planning application D/709/2018. Despite the reorientation of the small 
courtyard on the western boundary the proposal does not maintain the requirement to 
have rear gardens and respect the streetscape. 

Please refer to the detailed response below as to how the current proposal responds to 
the Tribunal’s findings. 

• Minimal improvements to the design, particularly on level 1. 

The design has changed significantly from the original concept considered by the 
Tribunal. Please refer to the detailed response below as to how the current proposal 
responds to the Tribunal’s findings.  

• Loss of amenity due to continuous built form 

The proposed development is less visually bulky. The protruding balconies have been 
removed and replaced with an alternative balcony design which sits more comfortably 
within the roof form. The current proposal also presents as a mostly two (2) storey form 
with the second level recessed in the roof space. 

The continuous built form the length of the block has been broken up with spacing 
provided between each balcony, a pitched roof form which angles away from the 
northern and southern boundaries with less sheer walls.  

Due to the high, solid rendered brick fence along the eastern boundary of 33 Mitchell 
Street, oblique views of the development from the south-east will be minimal and will 
not overly impact on the streetscape. 
 

  
           Figure 22: Image of the high solid wall along the eastern boundary of 31 Mitchell Street Northcote 

• Over population of the site 
The development has been well designed with families in mind. The land is suitable for 
intensification.  
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PLANNING ASSESSMENT 
 
Response to the main VCAT findings (D/709/2018): 
 
Below is an assessment against the Tribunals findings and how the development has 
responded to these findings. 
 
Refused development by Tribunal                                 New Design under this planning application 

 
 
VCAT Findings and reasons for refusal Response to VCAT Findings 

Para 74 
…I am mindful of the character of this 
receiving environment. Whilst there is an 
expectation that the general character will 
evolve, and certainly there are properties on 
the eastern side of Wardrop Grove that 
might be ready for renewal, given the 
emphasis on respecting neighbourhood 
character in the Scheme, what is proposed 
should still comfortably fit within the 
streetscape. Whether, this is the case will 
depend on a variety of factors, viewed in the 
context of the streetscape and the Scheme’s 
intentions. These include the size of the built 
form (its height, width, continuation down the 
site), the size of setbacks, the planting of 
(and opportunities for planting in) setbacks, 
the design of the built form (its style, design 
elements, colour, fabrics, roof form and 
fabric, window shape, facade articulation) 
and the location and appearance of car 
parking areas. 

The proposed development is not the first medium 
density development in Wadrop Grove, as detailed 
above. There are also other examples of infill 
development on other streets within proximity to the 
site.  
 
The site can easily accommodate four (4) dwellings, 
with over 300 square metres designated as garden 
area, which will maintain the garden setting of the 
streetscape and surrounds. It’s abuttal to a right of 
way along the southern boundary, provides separation 
to these adjoining southern lots, thereby minimising 
off site amenity impacts to this orientation. 
 
The revised design includes: 
 
- Modification and reduction to the prominence of 

the southern balconies; 
- An increased front setback from 7.4 metres to 8 

metres which results in a front garden area of 
approximately 150 square metres;  

- Creation of a rear yard for dwelling 4; 
- Revised architectural detailing which includes a 

revised materials and colour palette. The materials 
and colours are recognisably domestic in their 
finish (brick). The proposed brick is also neutral in 
tone; 

- Altered roof pitch which angles away from the 
northern and southern boundaries rather than 
siting vertically. 
 

Para 75 
This does not mean that new development 
should mimic what is in the street, especially 
where there is a recognition that the existing 
character will evolve. However, given the 
repeated references to respecting existing 
character both in DDO14 and the policy in 
Clauses 22.08 and 21.03, it is important that 

The current proposal is essentially a pared back 
version of the original considered by the Tribunal, 
which can be seen from the images contained in this 
report.  
 
The development is less prominent to the streetscape 
and surrounds as a result of removing the large 
balconies from the southern elevation.  
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this occur. Similarly in terms of the reference 
to there being a need to maintain rear yards.  
 
 
 
 
 
 

 
A higher pitched roof contains the second level with 
part in the roof cavity (storage space). The gable end 
to Wardrop Grove references similar roof forms in the 
street.  
 
The above, coupled with greater setbacks and a 
neutral material and colour palette demonstrate a 
refined design response that is both contemporary and 
respectful of the existing character of the streetscape. 
 

Para 76 
Overall I find what is sought by the proposed 
to be an unacceptable response in this 
location in terms of the Scheme’s intentions 
because it does not adequately respect the 
streetscape elements – the existing built 
form, roof pitch, setbacks, building materials 
– and does not maintain and strengthen the 
garden setting or rear yards. In short, it is not 
a modest type of development: it is too large 
and too different to comfortably fit within the 
streetscape 
 

The revised proposal provides an improved contextual 
response to the immediate area. This has been 
achieved by reducing the scale and volume of the 
initial design considered by the Tribunal. The scale 
and volume has been reduced through increased 
setbacks to boundaries, a revised architectural 
expression and form and a revised colours and 
materials palette. The front setback has also been 
increased, providing a larger front yard resulting in an 
improved transition to the adjacent property located at 
No. 3 Wardrop Grove.  
 
Dwelling 4 provides a reduced ground floor setback to 
the north boundary and relocates its garden from the 
north to the western side of the dwelling. The setback 
is reduced from 3.5 metres to 1.5 metres to the north 
boundary. The reduced setback complies with Clause 
55. The reduced setback in comparison to the 
proposal considered by the Tribunal is deemed an 
acceptable as it is located adjacent the adjoining 
driveway and garage associated no. 3 Wardrop Grove. 
Dwelling 4 provides an increased western boundary 
setbacks at ground and first floor level (1 metre 
increased to 3 – 4 metres at ground and 4.1 metres 
increased to 4 – 6 metres at first floor level). This 
represents a more contextual response to 
neighbouring interfaces which includes a large open 
garden associated with the adjoining dwelling located 
at no. 27 Mitchell Street.  
 

 Para 77 
The proposed built form is to be constructed 
of predominately Colorbond metal wall 
cladding in ‘Monument’, which is a dark 
shade, punctuated by off-white (‘Mourada 
blac’) brick features on the first floor and 
balcony of the second floor of the southern 
façade. These off-white brick elements are 
curved on their approach to Wardrop Grove 
and contain a relatively narrow horizontal 
clear-glazing feature window on each curve. 
These off-white brick elements cantilever 
over the line of the ground floor and do not 
contain any built form directly above, thereby 
increasing their visual prominence. This 
design also means that they are prominent 
both in a horizontal sense, when read next to 
the adjoining Monument wall cladding, and in 
a vertical sense, as they appear to be 
attached to and protrude from the southern 
elevation. 

The issues raised at paragraph 77, 82 and 85 by the 
Tribunal are summarised as follows: 
 
- Large areas of Colorbond metal in ‘Monument’ black; 
- Cantilever balconies that extend from the first floor to 
the second floor for a length of approximately 3.5 
metres;  
- Contrast off-white brick features which are curved 
and contain a narrow horizontal clear-glazed window; 
- Insufficient variation in the design to support large, 
dark colouring; 
 
The material palette of the proposed design has 
changed substantially as follows: 
 
- Grey brick on the ground and first floor; 
- Venetian render finish in beige which is mostly visible 
from the northern and southern elevations; 
- Urban line composite clad in timber look; 
- Metal cladding; 
- Stone slates on the roof; 
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Para 82 
…I do not think that there is sufficient 
variation to support the large, dark, 
contemporary building proposed. The 
colours [found in the street] are largely white, 
off-white, cream and terracotta red with tiled 
roofs in terracotta red, brown or off-white.  

 
Para 85 
Finally, I acknowledge that it is common for 
extensions to heritage dwellings to be 
constructed of dark colourbond with a view 
to these additions being recessive behind 
the front heritage fabric and not 
misunderstood as part of the heritage fabric. 
However, I think that is a different 
proposition to what is before me, where it is 
sought to create a large building almost 
entirely of Colourbond in Monument….I think 
that the culmination of all of the above 
matters makes the building not a good fit for 
this streetscape. 

 

 
The revised proposal includes a more neutral and 
muted materials and colours palette. This approach is 
deemed a more appropriate response to the 
neighbourhood character including the heritage 
dwelling located at no. 3 Wardrop Grove. 
 
The development is now recognisably domestic in its 
appearance, with less contrast and which references 
materials found in the streetscape (i.e. brick and 
weatherboard). 
  
Revised balconies are recessed and far less 
prominent in the streetscape and as viewed properties 
located to the south beyond the ROW.  
 
 

Para 78 
The proposal measures 10.28 metres to the 
roof pitch on the front façade and 7.76 
metres to the top of the off-white brick 
elements. The proposed built form will be 
larger in terms of its height and continuous 
length down the subject land than either 
adjoining property or the dwellings on the 
opposite side of Wardrop Grove. Whilst the 
building at 3 Wardrop is large, views to it are 
mitigated by the vegetation in the front 
setback. The school building at the end of 
Wardrop Grove reads as a non-
residential/institutional building. 

The proposed front façade has been reduced in height 
to a maximum of 9.72 metres. Previous design 
provided a height of 10.2 metres.  

 
The proposed balconies particularly for the front 
dwelling have been reduced in size.  
 
As can be seen below the balcony for dwelling 1 is 
recessed into the roof form and does not protrude 
forward of front façade, as previously proposed. This is 
complemented by a reduced building footprint at the 
second floor level.  
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The reduced and simplified form of the front facade of 
dwelling 1, coupled with a greater front setback will 
provide an improved relationship to the heritage 
dwelling at no. 3 Wardrop and allow increased views 
to the heritage dwelling.  
 
Due to the high, solid rendered brick fence along the 
eastern boundary of 33 Mitchell Street, oblique views 
from the south-east will be minimal. 

 
When viewed from the north, the large front setback at 
no. 3 Wardrop Grove results in a that development will 
appear as being relatively from this orientation. 
 
In this instance the proposed development reads as a 
largely double storey development that will not 
detrimentally impact on the streetscape character or 
appear as an overly dominant building.   

Para 79 
The roof is similarly of Colourbond metal in 
‘Monument’, which blends with the walls and 
creates an impression of the walls wrapping 
over the top of the building, rather than there 
being a separate roof. The building is of 
contemporary design and contains 
prominent dark glazing on the front façade 
measuring 7.293 metres high that continues 
around the corner and also features on the 
northern elevation. There is also a long 
vertical feature window in clear glass located 
below the roof pitch on the front façade.  

The proposed roof has changed from colourbond 
metal wrapping roof and northern elevation to a more 
typical approach comprises separate materials to the 
roof and elevations. The revised roof material 
comprises Stone Slates. The elevations are finished in 
brick and metal cladding. This is a more typical 
approach to dwelling design and deemed more 
appropriate in the context of the adjacent heritage 
dwelling located at no. 3 Wardrop Grove.    
 
Window proportions are harmonious and relate to one 
another between levels and are domestic in their 
appearance, with a break in the feature window to the 
street. 
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Para 80 
Mr Kelderman pointed to the sloping roof 
form as a unifying element. Whilst I agree 
that the pitched roof is a nod to the 
surrounding roof forms, it is not enough to 
make the design a comfortable fit in the 
streetscape given the roof colour, fabric and 
lack of eaves, along with the extent of other 
differences in the design, including the 
colour, built form fabric, absence of eaves, 
shape of windows and the prominent curved 
balconies. 

The sloping roof has been maintained which, as 
indicated by the Tribunal is a nod to the surrounding 
roof forms.  
 
The roof pitch and fabric, inclusion of eaves, revised 
colour and material palette and recessed second level 
balconies demonstrate a pared back design response 
that is deemed to have appropriately responded to the 
Tribunal’s findings. 

Para 81 
Standard B6 results in a 9 metre front 
setback. The proposal is that there be a 6.8 
metre setback at ground floor and 7.414 
metres at first and second floors. This is 
compared with a sideage for 33 Mitchell 
Street with a large white wall on the street 
boundary and a front setback in the order of 
24.39 metres to the first of the two distinctive 
semi-circular bay windows at 3 Wardrop 
Grove. I accept that in this sense the 
proposed front setback provides a transition 
between these two ‘extremes’ but the effect 
of the reduced front setback on the rising site 
is that the relatively tall built form is brought 
forward and becomes more prominent in the 
streetscape.  

The proposed front setback is 8 metres at the ground 
and first floor and 9.34 metres at the second floor. This 
level of non – compliance is deemed acceptable with a 
transition provided between the adjoining lots and the 
‘extremes’ as detailed in the Tribunal findings. A 
variation to the numerical requirements of Standard B6 
is deemed acceptable with a deficit of only 1 metre 
 
The revised setbacks ensure the development sits 
further back into the site and doesn’t rise steeply 
toward the street, therefore not appearing as visually 
imposing. 
 
The proposed 150 square metres of front yard is 
capable of facilitating a meaningful landscaping 
response which will integrate the development 
positively with the streetscape. 
 

Para 83 
I understood Mr Kelderman to say that the 
proposed is well-mannered in the context of 
the reasonable development potential of the 
subject land. I accept that the subject land’s 
inclusion in the Northcote MAC leads to a 
certain development potential but I do not 
regard this proposal to be a well-mannered 

The proposed development is significantly different to 
that proposed originally and as detailed above, is 
much more responsive to the streetscape character 
and features of adjoining dwellings.    
 
Additionally, a part 2 and 3 storey development has 
recently been approved at 14 – 16 Wardrop Grove 
Northcote. This development provides a different 
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response relative to the streetscape. aesthetic, more akin to an apartment proposal, 
comprising a flat roof, balconies and under croft car 
parking.   
 

 
Para 86 
Whilst the curve of the off-white brick 
elements might be said to be borrowing from 
the curve on the distinctive semi-circular bay 
windows at 3 Wardrop Grove, the emphasis 
placed on this design element in the 
proposal is out of proportion with the visibility 
of the semi-circular bay windows…and 
overwhelms the design….I doubt that a 
casual observer would recognise the visual 
connection sought to be drawn between the 
two buildings.  
 
Para 87 
I recognise that the amended plans seek to 
address the presentation of the curved white 
brick elements to the rear yards of 31 and 33 
Mitchell Street and create separation….it 
remains large, continuous built form that 
runs effectively the length of the subject 
land. 
 

The curved off-white balconies have been removed. 
 
The southern elevation of the proposed development 
has changed significantly to that considered by the 
Tribunal and is also setback 4.83 metres from the 
property boundaries to the south.  
 
The separation between balconies, along with the 
pitched roof form which angles away from 31 and 33 
Mitchell Street, ensures the built form is articulated 
and less imposing than the previous design which 
rises vertically. 
 
Additionally, canopy trees have been provided along 
the southern elevation to assist in softening the 
appearance of the development. 

 
Original design above 

 
Revised design above 

Para 88 
Whilst Ms Dowey’s landscape scheme 
commendably seeks to maximise plantings 
in the setbacks, there is simply insufficient 
space available in the setbacks to make an 
appropriate landscape contribution to 
Wardrop Grove in light of policy emphasis on 
the role of gardens…. 
 
Para 89 
The limited opportunity to soften views of the 
built form is also notable in terms of the 
effective absence of a rear yard at the 
western interface. I agree with the Applicant 

The landscape plan submitted with the application has 
been assessed by Council’s Landscape Architect and 
deemed satisfactory.  
 
Two (2) large canopy trees are proposed within the 
front yard and three (3) within each area of Seclude 
Private Open Space (see Figure 25). 

 
The front yard space is ample for an acceptable 
landscape response which will make a positive 
contribution to the streetscape. 
 
Dwelling 4 provides a reduced ground floor setback to 
the north boundary and relocates its garden from the 
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that for Precinct A10 at the periphery of the 
Northcote MAC it is important to temper 
development expectations with the need to 
maintain rear yards and streetscape 
elements, to enable an appropriate transition 
between these areas and the land outside 
the Northcote MAC. 

north to the western side of the dwelling. The setback 
is reduced from 3.5 metres to 1.5 metres to the north 
boundary. The reduced setback complies with Clause 
55. The reduced setback in comparison to the 
proposal considered by the Tribunal is deemed an 
acceptable contextual response to the adjacent 
driveway and garage associated no. 3 Wardrop Grove.  
 
Dwelling 4 provides increased western boundary 
setbacks at ground and first floor level (1 metre 
increased to 3 – 4 metres at ground and 4.1 metres 
increased to 4 – 6 metres at first floor level). This 
represents a more contextual response to 
neighbouring interfaces which includes a large open 
garden associated with the adjoining dwelling located 
to the west at no. 27 Mitchell Street. 
 
The rear yard for dwelling 4 therefore recognises the 
importance placed on this feature as detailed in 
Precinct A10 of DDO14. 
 
The proposed development provides in excess of 300 
square metres of garden area, of which 150 square 
metres of this is contained in the front yard therefore 
giving back to the streetscape. 
 

Para 94 
Overall, I find that the design is one that is 
strikingly contemporary, does not maintain a 
rear yard or streetscape elements and is out 
of place in this streetscape. Along with the 
sheer size of the building relative to the 
streetscape, its location I the rising 
topography and the insufficient relief that will 
be provided by the feature trees able to be 
accommodated in the setbacks, the 
proposed development will stand out rather 
than be an acceptable outcome in terms of 
what is sought by the Scheme through 
provisions such as GRZ2, DDO14, Clause 
22.08 and Clause 21.03 

The proposal is a revised version of the original 
proposal considered by the Tribunal. The current 
proposal is not overtly cotemporary and provides a 
more respectful materials palette.  
 
Greater setbacks, reduced building height and a 
scaling down of each level all contribute to a design 
concept that is more in tune with the character of 
Wardrop Grove, whilst still intensifying the land use 
which is planning policies for this area. 
 
This site is one of only two (2) in Wardrop Grove that 
benefit from abutting a ROW for vehicle access, 
therefore being able to contribute a large front garden 
not encumbered by a driveway and vehicle crossover.  

 
Figure 23: Proposed streetscape elevation, drawn by C. Kairouz Architects 
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Clause 22.08 – Northcote Activity Centre: 

This Clause applies the strategic direction of the Northcote Activity Centre Structure Plan and 
builds on existing policies, including the High Street Urban Design Framework. The policy 
has a number of general requirements, as well as a number of precinct specific policies. 

The following is a brief discussion on how the proposal responds to the general policies 
contained at Clause 22.08. 

Centre Role and Boundaries: 

• The proposal provides an increased residential development that is appropriately 
located in the activity centre as directed by the Northcote Activity Centre Structure 
Plan.  

• The proposal provides increased activity on the site and in the area and will lead to 
increased pedestrian activity (as occupants travel to/from nearby facilities), which is 
appropriate for an activity centre. 

Housing: 

• Although not in an area moderate or high change area, the housing policy promotes 
increased densities. 

• The proposal contributes to a range of housing types and floor plans to maximise 
housing affordability in the area. 

• Critical to this proposal, are the introduction of four (4) family sized homes in 
Northcote which could accommodate families.   

Economic Development: 

• Increased housing is encouraged in the area, to support employment and 
entertainment activity in the Centre. 

• There are no conflicts between business and residential uses. 

Transport and Access: 

• Increased densities in the area supports pedestrian activity to and from the centre. 

• The location of the site close to public transport and within the PPTN (bus, tram and 
train services as set out earlier in this report), which encourages alternative transport 
choices. 

• The proposal provides off-street parking.  

Urban Design and Heritage: 

• The site is not in a Heritage Overlay. 

• It is not considered that the proposal will have a detrimental impact on the heritage 
fabric of the adjoining property to the north, which is affected by a Heritage Overlay.  

• The singular heritage overlay status of the adjoining lot to the north, mustn’t preclude 
the development potential of adjoining lots and the size of this block, being in excess 
of 1800 square metres, protects the amenity of the heritage dwelling.  

• The refined development appears as mostly two (2) storey from the northern 
elevation with neutral and muted tones which won’t draw attention away from 3 
Wardrop Grove.  

• The development provides an appropriate residential frontage to the street. 

• The scale is appropriate for the area and represents a graduated increase in height, 
with a double storey façade and upper floors set back appropriately. 
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Community Identity: 

• Not applicable. 

Northcote Activity Centre Structure Plan Neighbourhood Character Guidelines – Low Change 
Residential Precinct 

The Low Change Residential (LCR) - Precinct Vision is: 

The continued use of Northcote’s signature small-scale relatively dense conventional 
residential housing with minor infill development is appropriate, particularly given the 
intactness of many of the ‘cottage’ streets and the heritage value of some of these 
areas. The retention of some of the larger dwellings in the eastern parts of the activity 
centre for larger family units and use of “borrowed” green spaces in the form of rear 
yards is recognised as an important part of Northcote’s character. The retention of a 
Residential 1 zoning is proposed, recognising the generally residential nature of this 
area and the transition the area provides between core commercial and core residential 
uses. 

The relevant Objectives and policies are: 

- Low Change Residential – O1: To recognise the existing residential housing stock as 
having important heritage and urban character value to the Northcote Activity Centre. 

- Low Change Residential – P1: Infill development within low change residential areas 
will be supported, recognising the location of housing within the activity centre and 
proximity to facilities of the centre. 

Importantly, objectives recognise the importance of historical housing stock, but infill 
development is supported given the location of the area in proximity to services and facilities.  
Therefore, from a broader policy perspective, the proposal is an appropriate redevelopment, 
given the existing dwelling is not located in a heritage overlay and infill development is 
appropriate in a location in proximity to facilities. 

- Low Change Residential – O2: To recognise the need to maintain rear yards and 
streetscape elements as part of the character as well as economic, social and 
environmental sustainability factors associated with maintaining areas of terrace 
housing stock. 

As noted above, the site is located in an area of varied allotments, with large and medium 
sized lots as well as a number of narrow and small allotments with small yards and an 
ornamental garden character.  The level of development to the rear is dependent on the 
physical and strategic context. In this instance, given the site fall and setbacks to the upper 
floors and separation to the adjacent sensitive rear yard areas, it is not considered that the 
proposal will lead to an inappropriate loss of rear garden area.  In addition, the proposal 
provides an appropriate contribution to the streetscape.  

As can be seen above, the proposal complies with the broader policy direction and responds 
to the Tribunals findings and is therefore considered acceptable.   

 
Clause 22.02 Neighbourhood Character Precinct Guideline: 

This policy applies to the consideration of applications for development and works on land in 
the Neighbourhood Residential Zone and the General Residential Zone that is covered by 
the Neighbourhood Character precinct plan of clause 22.02.  As the site is covered by the 
Northcote Activity Structure Plan the site is not included in any Neighbourhood Character 
Precinct as detailed below: 
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Figure 24: Darebin Neighbourhood Character Precincts with land in the Northcote Major Activity excluded. 

 
Clause 43.02 - Design and Development Overlay – Schedule 14 

Design and Development Overlay Schedule 14 applies to sites within the Northcote Major 
Activity Centre.  This schedule applies the strategic direction of the Northcote Activity Centre 
Structure Plan and builds on existing policies. 

In looking at the broader strategic policy direction and objectives, medium density 
development is considered to be appropriate, in that: 

• Design objectives are to avoid underdevelopment of sites. 

• It provides additional housing diversity in the area. 

• The development provides a high level of amenity on site, for future residents. 

The site is located in Precinct A10 – Low Change Residential, where: 

The future role and character of these areas will continue to reflect Northcote’s signature 
small-scale relatively dense, conventional housing, minor infill development and larger 
family dwellings in the eastern parts of the Activity Centre. 

The design outcomes sought are as follows: 

General: 

• Development will reflect the need to maintain rear yards and streetscape elements as 
part of the character of these areas. 

As noted above, this does not prohibit development in rear yard areas and the level of 
development to the rear is dependent on the physical and strategic context. In this instance, 
given the site fall and setbacks to the upper floors, separation to the adjacent sensitive rear 
yard areas, it is not considered that the proposal will lead to an inappropriate loss of rear 
garden area. 

The proposal maintains an appropriate streetscape design and scale.  

• Dwellings of heritage significance and/or that contribute to the valued character of the 
area should be retained and incorporated in new development. 

The dwelling has been demolished.   

• Development will recognise the sustainability benefits of maintaining areas of terrace 
housing stock. 

The dwelling is not part of a row of terraced housing.  

• Buildings on properties described as 1, 2, 3, 4 & 6 Kellett Street and 3, 3A and 5 
Brickworks Lane should not exceed 8 metres. 

Not applicable  
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• Development should be designed to accord with Clause 55 of the planning scheme, 
and the Northcote Activity Centre Structure Plan Neighbourhood Character Guidelines 
– Low Change Residential Precinct. 

As can be seen in this assessment, it is considered that the proposal appropriately 
addresses the objectives of Clause 55, as well as Northcote Activity Centre Structure Plan 
Neighbourhood Character Guidelines – Low Change Residential Precinct. 

Importantly, in addressing the above policy and Overlay provisions, it is important to note that 
although the site is located in a Low Change Residential area (under the DDO14 and the 
Structure Plan), this must be seen in regard to its location within the boundaries of the 
Northcote Activity Centre, a General Residential Zone (Schedule 2) and an Incremental 
Housing Change Area. This policy direction indicates that the location of the site is one 
where increased density and a change in character is envisaged over time.  This change is 
anticipated to be in the form of increased heights, increased site coverage and more intense 
development than the currently exists. If policy were to encourage a limited change and level 
of development on the site, the site would have been located in a Minimal Housing Change 
Area. In this respect, the level of development is considered to be acceptable.  

 
Clause 55 Assessment 
 
The following sections provide assessment of Clause 55 informing conditions of the 
recommendation above and as a result of community objections. 
 
The proposed is entirely compliant with the numerical requirements of Clause 55 except for 
Standard B6 – Street Setback and Standard B22 – Overlooking Objective. 
 

Clause 55.01 – B1 Neighbourhood Character: 

This element has been considered above in the assessment against the Northcote Activity 
Centre Structure Plan.  The following assessment includes a consideration of other relevant 
planning policy where neighbourhood character is a relevant consideration:  

• The site is not located in a Heritage Overlay and it is not considered that the proposal 
will have a detrimental impact on the heritage fabric of the adjoining property to the 
north, which is affected by a Heritage Overlay. 

• The singular heritage overlay status of the adjoining lot to the north, mustn’t preclude 
the development potential of adjoining lots and the size of this block, being in excess of 
1800 square metres, protects the amenity of the heritage dwelling.  

• The refined development appears as mostly two (2) storey from the northern elevation 
with neutral and muted tones which won’t draw attention away from 3 Wardrop Grove.  

• The proposed front setback is appropriate and allows adequate space for landscaping. 
In addition, the rear and side setbacks allow adequate space for planting that is 
commensurate with the character of the area.  

• The setbacks are appropriate and will limit unreasonable impact on the adjoining 
allotments through visual bulk and overshadowing. This is particularly as the adjacent 
ROW to the south provides additional separation to adjacent rear yards.  

• The development is set back from the common boundaries in accordance with the 
requirements of  Standard B17.  

• The garages are not visible from the streetscape and are accessible via the ROW. 
Garages and paved surfaces do not dominate the streetscape. 

• Dwellings in the area are single and double storey with a newly approved part three (3) 
and part two (2) storey development approved at 14 – 16 Wardrop Grove Northcote. 
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• In addition to the above, the building form is set back from the adjoining rear yard area, 
which is an appropriate design response and does not unreasonably impact on the rear 
yard and garden character (and adjoining amenity) through visual bulk. 

• The materials, fenestration and setbacks provide articulation to the elevations. 

Complies subject to condition  

 
Clause 55.03-1 – B6 Street Setback 
 
The front setback of the adjoining dwelling to the north at 3 Wardrop Grove is 24.39 metres.  
The adjacent dwelling to the south fronts Mitchell Street and has a garage and high fence 
abutting the Wardrop Grove frontage, with the side of the dwelling set back approximately 1-
2 metres from the street frontage. There is also a brick wall built along the majority of the 
length of the eastern property boundary fronting Wardrop Grove. 

The standard therefore requires a front setback of 9 metres. 

The proposed front setback of approximately 8 metres does not comply with the standard, 
however the design response is considered to be acceptable due to the following: 

- In regards to the front setbacks of dwellings and buildings in the wider context, the 
dwelling occupying no. 3 Wardrop Grove is the exemption to the rule.  

- The existing streetscape is not consistent and provides for varied setbacks including 
setbacks of less than 8 metres on the opposite site of Wardrop Grove.  

- The site is located in the Northcote Activity Centre area where more intense 
development is encouraged.  In this respect, the setbacks are appropriate. 

- The front setback allows the provision of appropriate level of landscaping. 

- The design provides a graduated and staggered setback leading from the adjacent 
dwelling located at the corner of Wardrop and Mitchell Street to the greater setback of 3 
Wardrop Grove. 

- The front façade is appropriately articulated. 

- The front setback will not result in unreasonable visual bulk when viewed from the street 
or adjoining properties. 

- The proposed setback results in efficient use of the site. 

Complies with objective. 

Clause 55.03-1 – Building Height 

Clause 32.08-10 allows a height of up to 11 metres and three (3) storeys in the General 
Residential Zone. This increases where the slope of the natural ground level at any cross 
section wider than 8 metres of the site of the building is 2.5 metres or more, in which case 
the maximum height can increase by 1 metre to a maximum of 12 metres. 

The proposed dwellings are to have a maximum height of 10.19 metres and are three (3) 
storeys, which complies with the zone provisions. 

The proposed development approved at 14 – 16 Wardrop Grove Northcote provides a height 
of 10.5 metres. Therefore the proposed development is not considered out of character with 
the evolving, preferred future building heights for the area.  

Complies 
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Clause 55.03-5 Energy Efficiency 

The proposal is considered to be generally energy efficient due to the following: 

• Attached construction. 

• Cross ventilation is available in the design. 

• The development does not unreasonably affect the solar access and energy efficiency of 
neighbouring dwellings. 

• Open space and living areas with access to north light. 

• Sun shading devices to northern facing windows. 

• Solar panels. 

• Space for outdoor clothes drying facilities. 

• A condition of any approval will require appropriate shading mechanisms to the windows. 

A Sustainable Design Assessment has been submitted and the sustainable design elements 
set out in the document will be secured by way of condition. 

Complies subject to condition 

 

Clause 55.03-7 Safety 

The proposed development is secure and the creation of unsafe spaces has been avoided. 
 
A condition of approval will require that lighting be included around the entryways on site at 
regular intervals. 
 

Complies subject to condition 
 
Clause 55.03-8 – Landscaping 
 
The surrounding landscape character is generally semi mature and informal with large open 
spaces and spacious setbacks. 

The open spaces and setbacks are generally large enough to provide sufficient landscaping. 
As indicated previously the front yard of dwelling 1 is approximately 150 square metres which 
is ample to provide a meaningful, well vegetated garden that can be appreciated by 
pedestrians and residents of Wardrop Grove. 

This amount of space will also ensure canopy trees can be planted which are shown on the 
draft Landscape Plan submitted with the application as detailed below. 

A detailed landscape plan will be required as a condition of any approval. 

Complies subject to condition 
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Figure 25: Draft Landscape plan, drawn by Etched and detailing 2 canopy trees within the front setback. 

 
Clause 55.04-6 B22 Overlooking 
 
The proposed dwellings at ground level have finished floor levels less than 0.8 metres above 
natural ground level at the boundary. Existing 1.8 m metre high boundary fencing along the 
western property boundary will sufficiently limit overlooking. It is unclear whether the fence 
along the northern property boundary is new or existing. This will be confirmed by a condition 
of approval, requiring a height of no less than 1.8 metres to prevent overlooking.  
 
The development is designed to limit views into neighbouring secluded private open space 
and habitable room windows. 
 
Not all upper storey habitable room windows are appropriately designed and/or screened to 
ensure no overlooking. 
 
The following windows will be required to be screened to limit views into adjoining residential 
properties: 
 
Northern elevation 
 
o Dwelling 1:  First floor north facing retreat windows; 

o Dwelling 2 and 3: First floor planter beds shown on the elevations including section 

diagrams demonstrating their effectiveness and compliance with the standard: 

 
Southern elevation 
 
o Dwelling 1, 2 and 3: First floor planter beds shown on the elevations including section 

diagrams of their effectiveness and compliance with the standard; 

 
Second level balconies 
 
o A notation confirming that the eastern and western balustrades of the second level 

balconies are a minimum of 1.7 metres high above FFL to ensure no overlooking from 
oblique views. 
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Complies subject to condition  
 
 
Clause 55.05-4 B28 Private Open Space 
 
The development provides adequate private open space (pos) for the reasonable recreation 
and service needs of residents.   
 
This is achieved through the provision of 40 square metres of private open space, of which 
25 square metres is deemed secluded, located at the side or rear of the dwellings, with a 
minimum area of 25 square metres, a minimum dimension of 3 metres and convenient 
access from a living room. 
 
Each dwelling also has access to a balcony of varying sizes. 
 

 Total POS Secluded POS Minimum dimension 
of secluded POS 

Dwelling 1 175 square metres 25 square metres 3.5 metres 

Dwelling 2 44 square metres 
including a 13.4 
square metre balcony 

31 square metres 3.8 metres 

Dwelling 3 44 square metres 
including a 13.4 
square metre balcony 

31 square metres 3.8 metres 

Dwelling 4 83 square metres 
including a 13 square 
metre balcony 

70 square metres 4 metres 

 
All secluded private open space areas have direct access to a living room. 
 
Complies 
 
Clause 55.05-6 B30 Storage 
 
Adequate storage facilities are provided for dwellings 2, 3, and 4.  This is provided in the 
form of 6 cubic metres of externally accessible secure storage. 

A condition of approval will request that an external storage facility is provided for dwelling 1. 

Complies subject to condition 
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Clause 52.06 Car Parking  
 
Number of Parking Spaces Required 
 
Two (2) car parking spaces are provided for each of the three (3) or more bedroom dwellings 
with one (1) space under cover.  
 
Design Standards for Car parking 
 
The car parking spaces, the carports, the garaging and the accessways have appropriate 
dimension to enable efficient use and management. 
 
The car parking facilities are designed, surfaced and graded to reduce run-off and allow 
stormwater to drain into the site.  
 
Design Standards for Car parking 

The garaging and the accessways have appropriate dimension to enable efficient use and 
management. 

The car parking facilities are designed, surfaced and graded to reduce run-off and allow 
stormwater to drain into the site.  

The double garage dimensions of 6 metres length x 5.5 metres width comply with the 
minimum requirements of the standard. A single garage dimensions of 3.5 metres  

Access dimensions to the car spaces comply with the standard. 

Adequate turning areas are provided to allow vehicles to enter and exit the site in a forward 
direction with the submission of swept path analysis. 

Complies 
 
CONCLUSION 
 
The proposed development presents a suitable form of infill development. The site is located 
in the Northcote Major Activity Centre which has exceptional locational attributes with 
regards to schools, public transport, shops, entertainment, services and open space.  
 
The site can easily accommodate four (4) dwellings, with over 300 square metres left as 
garden area, which will maintain the garden setting of the streetscape and surrounds. It’s 
abuttal to a right of way along the southern boundary provides separation to these adjoining 
lots, thereby minimising off site amenity impacts to this orientation. 
 
The proposed dwellings can accommodate families with each having three (3) bedrooms, a 
retreat space and designated study space, which is commendable in this location, whereby 
lots are generally not large enough for this sort of capacity.  
 
This site is one of only two (2) in Wardrop Grove that benefit from abutting a ROW for vehicle 
access, therefore being able to contribute a large front garden not encumbered by a 
driveway and vehicle crossover. 
 
The intensification of the land is supported by numerous planning policy. 
 
The revised design has responded directly to the Tribunal’s findings as follows: 
 
o Removal of the off-white curved, visually bulky balconies; 

o Creation of a rear yard for dwelling 4; 
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o Completely different materials and colour palette which consists of neutral, muted 

tones that do not contrast the other; 

o Recessed second floor balconies; 

o A pitched roof form that angles away from the northern and southern boundaries rather 

than sit vertically; 

o Greater front setback to reduce the appearance of the development to the street, and 

which provides a larger front yard which can support numerous canopy trees. 

o Reduced overall height; 

o Reduced floor footprints on each level; 

 
The proposed development is a refined version of the original, with less showy elements and 
a greater respect for the streetscape context, yet still a contemporary design 
 

CLAUSE 55 COMPLIANCE SUMMARY 
 
The proposed is entirely compliant with the numerical requirements of Clause 55 except for 
Standard b6 – Street Setback.  
 

Clause Std  Compliance 

   Std Obj 

55.02-1 B1 Neighbourhood character 

  Please see assessment in the body of this report. Y Y 
 

55.02-2 B2 Residential policy 

  The proposal complies with the relevant residential 
policies outlined in the Darebin Planning Scheme. 

Y Y 

 

55.02-3 B3 Dwelling diversity 

  N/A as development contains less than 10 dwellings  N/A N/A 
 

55.02-4 B4 Infrastructure 

  Adequate infrastructure exists to support new 
development  

Y Y 

 

55.02-5 B5 Integration with the street 

  Dwelling 1 appropriately integrates with the street. Y Y 
 

55.03-1 B6 Street setback 

  See assessment in the body of this report. N Y 
 

55.03-2 B7 Building height 

  See assessment in the body of this report. Y Y 
 

55.03-3 B8 Site coverage 

  57% Y Y 
 

55.03-4 B9 Permeability 

  32% Y Y 
 

55.03-5 B10 Energy efficiency 

  Please see assessment in the body of this report. Y Y 
 

55.03-6 B11 Open space 

  N/A as the site does not abut public open space.   N/A N/A 
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Clause Std  Compliance 

55.03-7 B12 Safety 

  Please see assessment in the body of this report. Y Y 
 

55.03-8 B13 Landscaping 

  Please see assessment in the body of this report. Y Y 
 

55.03-9 B14 Access 

  Not applicable as no accessways are being created 
as part of this development, rather vehicles will 
access the site via the adjoining right of way. 

N/A N/A 

 

55.03-10 B15 Parking location 

  Parking facilities are proximate to the dwellings they 
serve and the access is observable. Habitable room 
windows will not be impacted by the proposed 
development. 

Y Y 

 

55.04-1 B17 Side and rear setbacks 

  Dwellings are set back in accordance with the 
requirements of this standard as can be seen from 
the Rescode line indicated below. 

  

Y Y 

 

55.04-2 B18 Walls on boundaries 

  There are no boundary walls proposed on the 
boundaries. 

N/A N/A 

 

55.04-3 B19 Daylight to existing windows 

  There are no adjoining habitable room windows 
within 6 metres of the property boundaries. 

Y Y 

 

55.04-4 B20 North-facing windows 

  There are no north facing windows within 3 metres of 
the common boundary with the subject site. 

N/A N/A 

 

55.04-5 B21 Overshadowing open space 

  Shadow cast by the development falls mostly over 
the south adjoining ROW, with shadow cast from the 
development minimal beyond the existing shadow 
cast from the existing fence. 

Y Y 

 

55.04-6 B22 Overlooking 

  Please see assessment in the body of this report. Y Y 
 

55.04-7 B23 Internal views 

  There are no internal views Y Y 
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Clause Std  Compliance 

 

55.04-8 B24 Noise impacts 

  Noise impacts are consistent with those in a 
residential zone. 

Y Y 

 

55.05-1 B25 Accessibility 

  Dwelling 1 is accessible for people with limited 
mobility with living/kitchen/dining and a bedroom 
located on the ground floor. 

Y Y 

 

55.05-2 B26 Dwelling entry 

  Entries to the dwellings are identifiable and provide 
an adequate area for transition. 

Y Y 

 

55.05-3 B27 Daylight to new windows 

  Adequate setbacks are proposed to allow 
appropriate daylight access. 

Y Y 

 

55.05-4 B28 Private open space 

  Please see assessment in the body of this report. Y Y 
 

55.05-5 B29 Solar access to open space 

  Sufficient depth is provided for adequate solar 
access. There are no walls to the north of the 
secluded private open space. 

Y Y 

 

55.05-6 B30 Storage 

  Please see assessment in the body of this report. N Y 
 

55.06-1 B31 Design detail 

  Please see assessment in the body of this report. Y Y 
 

55.06-2 B32 Front fences 

  The proposed front fence is acceptable.   Y Y 
 

55.06-3 B33 Common property 

  The proposal does not include area’s of common 
property. 

Y Y 

 

55.06-4 B34 Site services 

  Sufficient areas for site services are provided. Y Y 

 

 

REFERRAL SUMMARY 
 

Department/Authority Response 

Capital Works Comments received 1 January 2022 
 
The stormwater from the property to be connected to the existing 
pit at front in Wardrop Street to Council requirements with the 
discharge from the whole site being limited via on site detention  
system to Council requirements. (Discharge via gravity only. No 
pump systems  
permitted).  
 
The OSD is to limit the rate of stormwater discharge from the 
property based on Cw=0.4, Tc=10mins, Tso=5 min, ARI 1in5. An 
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ARI of 1in10 shall be used for storage and the greater of post 
development Cw or Cw=0.80. 
 
Computations & retention and design plans are required to be 
submitted to this office for compliance with legal point of 
discharge via online portal only (not email) at 
https://darebincouncil.wufoo.com/forms/stormwater-drainage-
plan-application/ 

 

Officer comment: A condition of approval will require that 
drainage is to our satisfaction. 

Transport 
Management and 
Planning 

Comments received 25 May 2021 and 11 May 2022 
 

1. Pedestrian visibility splays must be provided around the 
vehicle crossing to Wardrop Group in accordance with 
52.06 

2. The ramps leading from the accessway into the garages 
comply with the Planning Scheme requirements. In 
addition, TH2 has a 1:20 grade within the garage which 
complies with the Australian Standard requirements. The 
applicant must confirm the grades within the other 
garages. 

3. Two of the garages are proposed to be ‘tandem garages’. 
Clause 52.06 does not specify the length of the tandem 
garage.  The development plans indicate the tandem 
garages have been dimensioned 3.5m wide and 
10300mm long clear of the bins area. Based on VCAT 
decisions (Pan v Monash CC [2018] VCAT 1309) it is 
recommended that the internal length available for car 
parking is at least 11100mm. 

4. Access into the garages is to be checked by way of a 
swept path assessment showing a B85 design vehicle 
can enter and exit the garages in accordance with 
AS2890.1:2004. 
 

Officer comment: To be placed as a condition on a planning 
permit. 

Darebin Parks Comments received 10 May 2019 

Trees A & B (Not numbered in Arb report) – 2x Council 
naturestrip tree (Lagerstroemia sp.) must be retained with a TPZ 
of 2.0m from the trunk edge of each tree respectively. The 
proposed construction footprint is outside the TPZ for this tree 
with no adverse health impacts envisaged.  
 
Tree protection fencing must be installed around both naturestrip 
trees prior to any work on-site. Fencing must remain in place for 
the duration of construction and be installed in accordance with 
Australian Standard AS4970 – 2009: Protection of trees on 
development sites. 
  
Trees 10-13 – Located within the adjoining property to the West 
must be retained with appropriate TPZ’s as per Australian 
Standard AS4970 – 2009: Protection of trees on development 
sites. Darebin Parks agrees with the arborists assessment that 
given the grade differential between the existing trees and the 

https://aus01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fdarebincouncil.wufoo.com%2Fforms%2Fstormwater-drainage-plan-application%2F&data=04%7C01%7CJacquie.Payne%40darebin.vic.gov.au%7Cfd603d5ff6c24711728608d9d0a545ac%7C17ec87ffe26e4335a306feed4f58cc1d%7C0%7C0%7C637770230524951856%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000&sdata=wgUrCYrbwAJ2HfhwcN5irnxh8eNUR%2BkIu9AnO7ppai4%3D&reserved=0
https://aus01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fdarebincouncil.wufoo.com%2Fforms%2Fstormwater-drainage-plan-application%2F&data=04%7C01%7CJacquie.Payne%40darebin.vic.gov.au%7Cfd603d5ff6c24711728608d9d0a545ac%7C17ec87ffe26e4335a306feed4f58cc1d%7C0%7C0%7C637770230524951856%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000&sdata=wgUrCYrbwAJ2HfhwcN5irnxh8eNUR%2BkIu9AnO7ppai4%3D&reserved=0
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subject site, little to no adverse health impacts are envisaged for 
any of these trees. 
 
Tree Group 15 – Located within the adjoining property to the 
North must be retained with an estimated TPZ of 2.0m from the 
trunk edge of each tree respectively. Given the grade differential 
and existing spoon drain, little to no adverse health impacts are 
envisaged for these trees. 

 

Officer Comment: The above to be included as condition on the 
planning permit. 

Landscape Architect Comments received 8 April 2022 
 

• Details of all trees on site are to be marked on the 
landscape plan regardless of whether they are to be 
retained/removed. The species, genus, height and 
spread of trees is to be stated and whether they will be 
retained or removed as per the Arborist report is to be 
shown.  

• There is an over reliance on hard surfaces within POS 
areas. Converting some of the paving and gravel in each 
POS to landscaping/increasing landscaped areas is 
strongly encouraged as the paving contributes to Urban 
Heat Island effect. Understanding that there are 
underground water tanks in these areas, landscaping can 
still be designed around water tanks to reduce the 
amount of hard surface across the development and 
contribute to cooling which will improve amenity for future 
residents.  

• FOGO Bins to be marked on the landscape plan 

Officer comment: The above to be place as a condition on the 
planning permit. 

Property Comments received 10 May 2022 

No objection 

1 Wardrop Grove Northcote has legal rights to access the right of 
way for vehicle access. In addition to the right of carriageway 
over this right of way (road) on the Title Plan, it is on Council’s 
Register of Public Roads. 

 

Officer comment: No objection 

City Design Comments received during Design Clinic 

 

No objection to the proposal which is a simplified, restrained 
version of the previous development. The building aesthetic is 
domestic in its appearance and acceptable within a streetscape 
context.  

 

Officer Comment: No objection 
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Environmental 
Sustainability Officer 

Comments received 31 January 2022 
 
The application almost meets Council’s expectations in relation 
to ESD for a development of this scale. Alterations to the report 
and application drawings need to be undertaken before the 
application can be deemed to meet Council’s ESD standards. As 
there are no major issues, these can be addressed as part of 
their condition 1 submission.  
 
Officer comment: A condition of approval will request that the 
SDA report is revised to meets Council’s ESD expectations.  

Waste Comments received 22 December 2021 
 
I have reviewed the WMP and have some concerns. 
There are no diagrams within the plan to show where the bins 
will be stored on the property (the say they have capacity but it 
doesn’t show this). Also has the nature strip got enough capacity 
to present the bins for collection. It also states there will 4 x 240lt 
bins for each of the waste streams (garbage, recycling, paper & 
cardboard). If we accept this property for collection by Council 
then each property is only entitled to 1 x 80lt waste bin, 1 x 240lt 
recycling bin and as of 1 July 2022 1 x 120lt FOGO (food 
organics green organics) bin. 
At this stage I cannot accept the WMP in it’s current form as I 
require more information. 
 
Officer comment: As the WMP supplied with the application was 
not satisfactory, a revised WMP with private collection will be 
requested.  

 

PLANNING SCHEME SUMMARY 
 
Darebin Planning Scheme clauses under which a permit is required 

• Clause 32.08 (General Residential Zone - Schedule 2) – construction of two or more 
dwellings on a lot. 

• Clause 43.02 (Design and Development Overlay Schedule 14) – Construct a building 
or construct or carry out works. 

• Clause 45.05 (Development Contributions Plan Overlay) - Council’s ability to request 
the development contribution expired with the Schedule in June 2014 

 
Applicable provisions of the Darebin Planning Scheme 
 

Section of Scheme Relevant Clauses 

SPPF 11.01-1R, 11.02-1S, 13.05, 15.01-1S, 15.01-1R, 15.01-2S,  
15.01-5S, 15.02-1S, 16, 19.03-1S 

LPPF 221.01 – 6, 21.02-3, 21.03, 21.05-1, 21.05-2, 21.05-3, 22.08, 
22.12 

Zone 32.08 

Overlay 43.02, 45.06 

Particular provisions 52.06, 53.18, 55 
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General provisions 65.01 

Neighbourhood 
Character Precinct 

N/A 

 

POLICY IMPLICATIONS 
 
Environmental Sustainability 
 
All new dwellings are required to achieve a minimum six (6) star energy rating under the 
relevant building controls. 
 
Social Inclusion and Diversity 
 
Nil 
 
Other 
 
Nil 
 

FINANCIAL AND RESOURCE IMPLICATIONS 
 
There are no financial or resource implications as a result of the determination of this 
application. 
 

FUTURE ACTIONS 
 
Nil 
 

RELATED DOCUMENTS 

• Darebin Planning Scheme 

• Planning and Environment Act 1987 

 

Attachments 

• Appendix A - Aerial Image - 1 Wardrop Grove Northcote - D-302-2021 (Appendix A) ⇩ 

 

• Appendix B - Advertised Plans - 1 Wardrop Grove Northcote - D-302-2021 (Appendix 

B) ⇩   

 
 
DISCLOSURE OF INTEREST 
 
Section 130 of the Local Government Act 2020 requires members of Council staff and 
persons engaged under contract to provide advice to Council to disclose any conflicts of 
interest in a matter to which the advice relates. 
 
The Officer reviewing this report, having made enquiries with relevant members of staff, 
reports that no disclosable interests have been raised in relation to this report. 
 
 

PC_14062022_AGN_2009_AT_files/PC_14062022_AGN_2009_AT_Attachment_12731_1.PDF
PC_14062022_AGN_2009_AT_files/PC_14062022_AGN_2009_AT_Attachment_12731_2.PDF
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Aerial view of 1 Wardrop Grove Northcote 
D/302/2021 
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Author
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   SOUTH ELEVATION

   EAST ELEVATION

   ELEVATION NORTH

Material legend
Code Description Image

B1 Grey brick

F Metal Fascia colour
black

G Clear Glass

MC Colorbond Metal wall
cladding Standing
Seam colour
Monument

SS Stone slates

TC Urban line composite
clad type Euro Selecta
colour dark cedar

VR Venitian render Finish

WC Metal claddding
Wallaby color

1:100    @ A1
1:200   @ A3

   Proposed front fence  - Elevation East

F: FIXED WINDOW

F/OB: FIXED AND OBSCURED WINDOW   WEST ELEVATION

   Front fence section

EXISTING CONDITION OF THE FRONT FENCE/RETAINING WALL 

   Proposed front fence - Elevation South

"OS": OPERABLE SHADE DEVICE -
LUXAFLEX 'EVO STC' OPERABLE SHADE 
DEVICE. TO BE PROVIDED ON WESTERN 
HABITABLE WINDOW

No. Description Date

TP2 Response to RFI 01.05.2019

TP3 VCAT Amendments 19.02.2020

TP5 Response to RFI 20-09-2021

TP6 Response to RFI 30-11-2021
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5.2 APPLICATION FOR PLANNING PERMIT - D/742/2020 
205 Smith Street Thornbury 

 

Author: Principal Planner  
 

Reviewed By: Acting General Manager City Sustainability and Strategy  
 

 
 
 

Applicant 
 
Professional Planning Pty 
Ltd 
 

Owner 
 
Kimon Evdokimou and 
Maria Grazia Evdokimou 
 

Consultant 
 

• P2 Urban Planning and 
Design 

• Tree Radar Australia  

• Simon Hodson (SDA) 

• Pro Planning Pty Ltd 
 

 
SUMMARY 

• The development comprises the construction of three (3) attached double storey 
dwellings.  

• Dwellings 1 and 2 will provide 3-bedroom accommodation and Dwelling 3 will provide 
2-bedroom accommodation.  

• Dwellings 1 and 2 will have two (2) car parking spaces and Dwelling 3 will have one (1) 
car parking space on site.  

• Two (2) crossovers are to be provided for access from Smith Street and one (1) 
crossover from Comas Grove is proposed (for Dwelling 3). 

• Private open space is to be provided at ground level to the rear (south) of each 
dwelling. 

• The original application proposed three (3) side by side double storey dwellings on the 
site with no on-site car parking. Six (6) objections were received against the application 
with the common concern being lack of car parking.  

• The application was subsequently amended under S.57A of the Planning Environment 
Act to alter the development so that the recommended car parking spaces are provided 
on site. The amended application has been readvertised with no further objections 
received. No objections were withdrawn either. 

• The site is zoned General Residential Zone Schedule 2. 

• There is no restrictive covenant on the title for the subject land.  

• The proposal is generally consistent with the objectives and standards of Clause 55 of 
the Darebin Planning Scheme. 

• It is recommended that the application be supported, subject to conditions.  
 

CONSULTATION: 

• Public notice was given via two (2) signs posted on site and letters sent to surrounding 
owners and occupiers. Public  notice was given a second time after the application was 
amended.  
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• This application was referred internally to Assets and Capital Delivery Unit, Climate 
Emergency and Sustainable Transport Unit, Property Management Unit and the Tree 
Management Unit.   

• This application was not required to be referred to external authorities. 

 

Recommendation 

That Planning Permit Application D/742/2020 be supported and a Notice of Decision to Grant 
a Permit be issued for a medium density housing development comprised of the construction 
of three (3) double storey dwellings at 205 Smith Street, Thornbury, subject to the following 
conditions: 

1. Before the development starts, amended plans to the satisfaction of the Responsible 
Authority must be submitted to, and approved by, the Responsible Authority. When 
approved, the plans will be endorsed and will then form part of this Permit.  The plans 
must be drawn to scale with dimensions and must be generally in accordance with the 
plans submitted with the application (identified as Sheets TP01, TP02, and TP04, 
Revision D dated 3 November 2021, drawing no. 20-047, and Prepared by Pro 
Planning Pty Ltd) but modified to show: 

(a) The provision of dimensions detailing the ground floor street (Smith Street) 
setback of Dwelling 1 and Dwelling 2. 

(b) Confirmation that the garage and car spaces are provided with a minimum 2.1 
metre headroom beneath overhead obstructions, calculated for a vehicle with a 
wheel base of 2.8 metres. 

(c) Alteration to the development to ensure that the amount of sunlight to the 
secluded private open space of the adjoining allotment to the east is not further 
reduced, between 9 am and 3 pm on 22 September, in accordance with the 
requirements of Standard B21 of Clause 55.04-5 of the Darebin Planning 
Scheme.  

(d) The proposed upper floor of Dwelling 1 set back from the eastern common 
boundary sufficiently to allow adequate daylight to the adjacent dwelling’s 
habitable room windows in accordance with Standard B19 of Clause 55.04-3 of 
the Planning Scheme. This may be achieved by either modifications to the 
building’s eastern envelope, an increase in eastern setback/s or an overall 
reduction in the height of the building’s eastern wall/s.  

(e) The height of fences separating each dwelling’s secluded private open space to 
be a minimum height of 1.8 metres as measured above finished surface levels.   

(f) Details of the fences on the southern property boundary in accordance with 
Condition No. 9 of this Permit.  

(g) The following modifications to improve energy and sustainability outcomes for the 
development: 

(i) Drawings specifying rainwater tanks connected to WC’s. 

(ii) Full construction details including a cross-section of the permeable paving 

(iii) Provision of openable windows or operable skylights to the stairs on the top 
floor of each dwelling to allow stack ventilation through the stair cores. 

(iv) Appropriate external shading devices to east, west and north facing 
habitable room windows 

(h) The provision of pedestrian visibility splays measuring 2.0 metres (width across 
the frontage) by 2.5 metres (depth into the site), to the eastern and western sides 
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of the proposed crossovers to Smith Street and Comas Grove.  Where within the 
site, the splays must be at least 50% clear of any visual obstructions (structures, 
vegetation and the like). The splays may include an adjacent entry or exit lane 
where more than one lane is provided, or adjacent landscaped areas, provided 
the landscaping in those areas is less than 900mm in height. 

(i) The location of all plant and equipment (including air-conditioners, condenser 
units, rainwater tanks, solar panels, hot water units and the like). These are to be: 

(v) co-located where possible; 

(vi) located or screened to be minimally visible from the public realm; 

(vii) air conditioners located as far as practicable from neighbouring bedroom 
windows or acoustically screened; and 

(viii) integrated into the design of the building.  

(j) The location of gas, water and electricity metres. Where metres would be visible 
from the public realm, these are to be: 

(i) co-located where possible; 

(ii) positioned on a side boundary or adjacent to the accessway; and 

(iii) screened from view using either landscaping or durable screening that 
integrates with the development. 

(k) Any fencing visible from the street, other than fencing along common boundaries 
shared with an adjoining site, to be of a design, colour and quality of material (not 
timber palings) that matches the character of the development. 

(l) Any modifications required as a result of the approved Landscape Plan required 
by Condition No.3 of this Permit. 

(m) Annotations detailing Tree Protection Zone(s), associated tree protection fencing 
and tree protection measures in accordance with the requirements of Conditions 
No.4 and No.5 of this Permit. 

(n) Any modifications required as a result of the approved Sustainable Design 
Assessment (SDA) required by Condition No. 6 of this Permit. 

(o) The provision of a Stormwater Management System Plan, including a Water 
Sensitive Urban Design Plan, in accordance with Standard W1 of Clause 53.18-4 
of the Darebin Planning Scheme. Refer to Condition No.7 of this Permit.  

(p) The provision of a Site Management Plan in accordance with Standard W3 of 
Clause 53.18-6 of the Darebin Planning Scheme. Refer to Condition No.8 of this 
Permit. 

When approved, the plans will be endorsed and form part of this Permit. 

2. The development as shown on the endorsed plans must not be altered without the prior 
written consent of the Responsible Authority. 

3. Before plans are endorsed under Condition No. 1 of this Permit, a Landscape Plan to 
the satisfaction of the Responsible Authority must be submitted to and approved by the 
Responsible Authority.  When approved, the Landscape Plan will be endorsed and will 
then form part of this Permit. The Landscape Plan must be prepared by a suitably 
qualified person and drawn to scale with dimensions.  The Landscape Plan must be 
prepared by a suitably qualified person and must incorporate 

(a) Trees to the southern boundary (adjacent to the solar panels on the adjoining 
garage to the south) must not have a height greater than 3.5 metres at maturity. 

(b) Tree protection measures in accordance with Condition No.4 and No.5 of this 
Permit. 
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(c) Any modifications relating to landscaping required as a result of the Sustainable 
Design Assessment required by Condition No.6 of this Permit) 

(d) Any modifications relating to landscaping required as a result of the Water 
Sensitive Urban Design Plan/Report required by Condition No.7 of this Permit) 

(e) Details of all existing trees to be retained and all existing trees to be removed, 
including overhanging trees on adjoining properties and street trees within the 
nature strip.  The genus, species, height and spread of all trees must be 
specified. All existing trees to be retained must be retained and protected in 
accordance with Australian Standards. 

(f) A planting schedule of proposed vegetation detailing the botanical name, 
common name, size at maturity, pot size and quantities of all plants. 

(g) A diversity of plant species and forms and landscape design that, as 
appropriate, includes: 

i. A wide variety of species with a priority for indigenous and native species 
including native grasses. 

ii. Use of natural mulches and features such as logs and rocks where 
suitable. 

iii. Key structural Eucalypt and Acacia species as prime habitat for 
biodiversity. 

iv. A multilayered approach to plantings with grasses, groundcovers, shrubs 
and trees where possible. 

v. The provision of water for wildlife, such as bird baths and ponds. 

vi. Use of grasscrete or similar permeable paving to driveways and open car 
parking spaces to reduce hard surfaces on the site.  

vii. Utilise green walls or facades to soften an interface with the public realm 

(h) Specification of water efficient irrigation, connection of irrigation system to 
rainwater tank or water efficient plant selection including drought-tolerant 
turf/lawn. 

(i) At least two (2) medium sized canopy trees in the private open space of the 
proposed development and at least two (2) small trees in the front setback of 
the development. All canopy trees must have a minimum height of 1.6 metres in 
40 litre containers at the time of installation and must have the following 
minimum widths at maturity: small canopy (4 metres), medium canopy (6 
metres), large canopy (10 metres).  

(j) Annotated graphic construction details showing all landscape applications and 
structures including tree and shrub planting, retaining walls, raised planter bed 
and decking.  

(k) Type and details of all surfaces including lawns, mulched garden beds and 
permeable and/or hard paving (such as pavers, brick, gravel, asphalt and 
concrete) demonstrating a minimum site permeability of 20%.  Percentage 
cover of permeable surfaces must be stated on the plan. Where paving is 
specified, material types and construction methods (including cross sections 
where appropriate) must be provided. 

(l) Hard paved surfaces at all entry points to dwellings. 

(m) The location of all plant and equipment as shown (including air conditioners, 
letter boxes, garbage bins, lighting, clotheslines, tanks, storage, bike racks and 
the like).  
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(n) Type and details of edge treatment between all changes in surface (e.g. grass 
(lawn), gravel, paving and garden beds). 

(o) An outline of the approved building/s including any basement, the location of 
entry doors, windows, gates and fences.  

(p) The location of both existing and proposed overhead and underground 
services.  Conflicts of such services with the existing and proposed planting 
must be avoided. 

(q) Clear graphics identifying trees (deciduous and evergreen), shrubs, 
grasses/sedges, groundcovers and climbers. 

(r) Scale, north point and appropriate legend.  

(s) Landscape specification notes including general establishment and 
maintenance requirements. 

The requirements of the endorsed Landscape Plan must be complied with and 
implemented to the satisfaction of the Responsible Authority. 

The development must not be occupied, unless otherwise approved by the 
Responsible Authority in writing, until the landscaping works shown on the endorsed 
Landscape Plan are completed to the satisfaction of the Responsible Authority. 

No later than seven (7) days after the completion of the landscaping, the permit 
holder must advise Council, in writing, that the landscaping has been completed. 

The landscaping shown on the endorsed Landscape Plan must be maintained to the 
satisfaction of the Responsible Authority, including by replacing any dead, diseased, 
dying or damaged plants to the satisfaction of the Responsible Authority. 

All landscaped areas must be provided with an appropriate irrigation system to the 
satisfaction of the Responsible Authority 

4. Before the development (including demolition) starts, tree protection fencing (TPF) 
must be erected in accordance with the following requirements to provide a Tree 
Protection Zone (TPZ): 

Tree* Location TPZ (radius from 
the base of the tree 
trunk) 

Tree 1 - Lophostemon 
confertus (Queensland Brush 
Box) 

Naturestrip 3.0 metres 

Tree 6 - Acer buegerianum 
(Trident Maple) 

Adjoining property (east) 3.0 metres 

Tree 7 - Rose species 
(Climbing) 

Adjoining property (south) 1.2 metres 

*as defined in the Arboricultural Report Construction Impact Assessment by 
Treeradar, dated 12/11/2021) 

5. The following tree protection measures must be implemented for trees identified in the 
table to Condition No. 4 of this Permit: 

(a) All excavations for the construction of the proposed crossover must be 
supervised by a suitably qualified and experienced arborist with all root pruning 
undertaken in accordance with section 9 of AS4373-2007 Pruning of Amenity 
Trees. 
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(b) All services must be routed outside ‘Tree Protection Zones’. If there is no 
alternative to passing through the protection zone, the local authority and the 
consulting arborist must be advised in writing on the need for directional boring 
beneath root zone; this must be maintained at a minimum depth of 45cm in soil 
depth when inside the TPZ of a retained tree. 

(c) Tree protection measures must be in accordance with Australian Standard 
AS4970 – 2009: Protection of trees on development sites or as otherwise 
approved in writing by the Responsible Authority. 

(d) Tree protection fencing must be constructed of star pickets and chain mesh (or 
similar) to the satisfaction of the Responsible Authority. The tree protection fence 
must remain in place until construction is completed or unless otherwise agreed 
by the Responsible Authority in writing. 

(e) The tree protection fencing must be maintained at all times and may only be 
moved the minimum amount necessary for approved buildings and works to 
occur within a Tree Protection Zone (TPZ).  The movement of the fencing to allow 
such buildings and works shall only occur for the period that such buildings and 
works are undertaken, after which time the full extent of the fencing must be 
reinstated.  

(f) Except with the written consent of the Responsible Authority:  

(i) The area within the TPZ and Tree Protection Fencing (TPF) must be 
irrigated during the summer months with 1 litre of clean water for every 1cm 
of trunk girth measured at the soil/trunk interface on a weekly basis. 

(ii) The area within the TPZs must be provided with 100mm layer of coarse 
mulch. 

(iii) No vehicular or pedestrian access, trenching or soil excavation is to occur 
within a TPZ, save for that allowed to complete the approved development. 

(iv) No storage or dumping of tools, equipment or waste is to occur within a 
TPZ. 

(g) Any pruning works must be carried out in accordance with the Australian 
Standard AS4373 - 2007: Pruning of Amenity Trees and undertaken by a suitably 
qualified arborist. 

(h) The construction of the crossover (and any other buildings and works within a 
TPZ) must be undertaken under the supervision and direction of a qualified 
arborist. 

(i) Open space areas within the TPZ of Trees No. 6 and 7 must remain at or above 
existing grade and remain permeable. 

(j) Where applicable to a nature strip tree, a TPZ is confined to the width of the 
nature strip. 

(k) Where applicable to a tree on a neighbouring lot, a TPZ only applies where within 
the site. 

(l) Before any development (including demolition) starts, all existing vegetation 
shown on the endorsed plan(s) to be retained must be marked and that 
vegetation must not be removed, destroyed or lopped without the written consent 
of the Responsible Authority. 

6. Before plans are endorsed under Condition No.1 of this Permit, a Sustainable Design 
Assessment (SDA) generally in accordance with the SDA prepared by Simon Hodson 
dated December 2021 Rev B, to the satisfaction of the Responsible Authority must be 
submitted to and approved by the Responsible Authority.  When approved, the SDA 
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will be endorsed and will then form part of this Permit. The SDA must be prepared by a 
suitably qualified professional and must: 

(a) Detail the sustainable design strategies to be incorporated into the development. 

(b) Outline proposed sustainable design initiatives within the development including 
energy efficiency, water conservation, stormwater quality, waste management 
and material selection.  

(c) Be accompanied by a report from an industry accepted performance 
measurement tool. 

The requirements of the endorsed SDA must be implemented and complied with to the 
satisfaction of the Responsible Authority. 

7. Before plans are endorsed under Condition No. 1 of this Permit, a detailed Stormwater 
Management System Report to the satisfaction of the Responsible Authority must be 
submitted to and approved by the Responsible Authority. When approved, the 
Stormwater Management System Report will be endorsed and will then form part of 
this Permit.  The report must include: 

(a) Details of how the stormwater management system is designed to meet the 
current best practice performance objectives for stormwater quality contained in 
the Urban Stormwater - Best Practice Environmental Management Guidelines 
(Victorian Stormwater Committee, 1999), including; 

(i) An assessment using an industry recognised stormwater tool; 

(ii) The type of water sensitive urban design (WSUD) stormwater treatment 
measures to be used and details of these treatment measures including 
cross sections, materials, plants and drainage directions;  

(iii) The location of stormwater treatment measures in relation to buildings, 
sealed surfaces, neighbouring properties and landscaped areas;  

(iv) A plan illustrating where all impervious surfaces will be treated and drained; 

(v) A construction and maintenance schedule; 

(b) Details of how the stormwater management system contributes to cooling, 
improving local habitat and providing attractive and enjoyable spaces; 

(c) Consideration of how the WSUD stormwater treatment measures will integrate 
with on-site detention requirements; 

The requirements of the endorsed Stormwater Management System Report must be 
implemented and complied with to the satisfaction of the Responsible Authority. 

8. Before plans are endorsed under Condition No.  1 of this Permit, a Site Management 
Plan to the satisfaction of the Responsible Authority must be submitted to and 
approved by the Responsible Authority. When approved, the Site Management Plan 
will be endorsed and will then form part of this Permit. The Site Management Plan must 
be generally in accordance with Melbourne Water’s Keeping Our Stormwater Clean – A 
Builder’s Guide (2002) and must describe how the site will be managed prior to and 
during the construction period, including requirements for: 

(a) Erosion and sediment. 

(b) Stormwater. 

(c) Litter, concrete and other construction wastes. 

(d) Chemical contamination. 

The requirements of the endorsed Site Management Plan must be implemented and 
complied with to the satisfaction of the Responsible Authority.  
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9. The development must not be occupied until a fence/s to a minimum height of 1.8 
metres above natural ground level is erected along the southern property boundary, 
where opposite adjoining secluded private open space areas.  The fence must be 
constructed to the satisfaction of the Responsible Authority.  

If the existing fence/s on the southern property boundary with a height less than 1.8 
metres is structurally sound, the fence height may be increased by the addition of a 
free-standing, self-supporting trellis adjacent to the fence to the required height. If 
used, such trellis must be a maximum of 25% visually permeable and be fixed, 
permanent, durable and of materials, finishes and colour that will blend in with the 
development. 

10. At the completion of the constructed ground floor level(s), and before the starting of the 
building frame or walls, a report prepared by a licensed land surveyor to the 
satisfaction of the Responsible Authority must be submitted to the Responsible 
Authority, confirming the ground floor level(s). The report must be submitted to the 
Responsible Authority no later than 7 days from the date of the inspection.   

The development must not be occupied until a report prepared by a licensed land 
surveyor to the satisfaction of the Responsible Authority is submitted to the 
Responsible Authority, confirming the floor level(s).  

11. Before the use starts, an automatic external lighting system capable of illuminating the 
entry to each unit, access to each garage and car parking space and all pedestrian 
walkways must be provided on the land to the satisfaction of the Responsible Authority. 

The external lighting must be designed, baffled and located to prevent any adverse 
effect on adjoining and nearby land to the satisfaction of the Responsible Authority. 

12. The walls on the boundary of the adjoining properties must be cleaned and finished to 
the satisfaction of the Responsible Authority. 

13. The land must be drained to the satisfaction of the Responsible Authority. 

14. All guttering, rainheads, pipes including downpipes, fixtures, fittings and vents servicing 
any building on the site including those associated with a balcony must be: 

(a) concealed in service ducts or otherwise hidden from view; or 

(b) located and designed to integrate with the development, 

to the satisfaction of the Responsible Authority. 

15. No plant, equipment, services or structures other than those shown on the endorsed 
plans are permitted above the roof level of the buildings without the prior written 
consent of the Responsible Authority. 

16. The plant and equipment proposed on the roof of the building must be located to be 
minimally visible from the public realm or screened in a manner that integrates with the 
design of the development, to the satisfaction of the Responsible Authority. 

17. A clothesline must be provided to each dwelling. Clotheslines must not be visible from 
Smith Street and Comas Grove.  

18. Provision must be made on the land for letter boxes and a slot for newspapers to the 
satisfaction of the Responsible Authority. 

19. Before occupation of the development, the areas set aside for the parking of vehicles 
and access lanes as shown on the endorsed plan(s) must be: 

(a) constructed; 

(b) properly formed to such levels that they can be used in accordance with the 
plans; 

(c) surfaced with an all-weather sealcoat; 
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(d) drained; 

to the satisfaction of the Responsible Authority. 

20. Car spaces, access lanes and driveways shown on the endorsed plans must not be 
used for any other purpose.  

21. Before the occupation of the development all vehicular crossing(s) must be constructed 
to align with approved driveways to the satisfaction of the Responsible Authority.  All 
redundant crossing(s), crossing opening(s) or parts thereof must be removed and 
replaced with footpath, naturestrip and kerb and channel to the satisfaction of the 
Responsible Authority. 

22. This Permit will expire if either: 

(a) The development does not start within three (3) years from the date of this 
Permit; or 

(b) The development is not completed within five (5) years of the date of this Permit. 

As relevant, the Responsible Authority may extend the times referred to if a request is 
made in writing: 

(c) Before this Permit expires; 

(d) Within six (6) months after the expiry date; or 

Within twelve (12) months after the expiry date if the request relates to the completion 
of the development or a stage of the development. 

 

NOTATIONS 

(These notes are provided for information only and do not constitute part of this 
permit or conditions of this permit) 

N1. Any failure to comply with the conditions of this planning permit may result in the issue 
of an Enforcement Order against some or all persons having an interest in the site.  
Non-compliance may result in legal action or the cancellation of this permit by the 
Victorian Civil and Administrative Tribunal. 

N2. This planning permit is one of several approvals required before use or development is 
allowed to start on the site.  The planning permit holder is required to obtain other 
relevant approvals and make themselves aware of easements and restrictive 
covenants affecting the site. 

N3. Amendments made to plans noted in Condition No. 1 of this Permit are the only ones 
that will be assessed by Council.  Amendments made to plans noted in Condition No. 1 
of this Permit are the only ones that will be assessed by Council.  If additional 
amendments are made to the development they must be brought to the attention of 
Council as additional planning assessment may be required through a separate 
planning approval.  

N4. This Planning Permit represents the planning approval for the use and/or development 
of the site and does not represent the approval of other Council departments or 
statutory authorities.  Other approvals may be required before the use/and or 
development allowed by this planning permit starts.  
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N5. To complete a satisfactory Sustainable Design Assessment (SDA) the Responsible 
Authority recommends the use of the Built Environment Sustainability Scorecard 
(BESS) to assess the developments environmental performance against appropriate 
standards. 

N6. Numbering on plans should be allocated in a logical clockwise direction and follow 
existing street number sequence.  Please contact Revenue Office on 8470 8888 for 
further information and assistance.   

N7.  This planning permit is to be attached to the “statement of matters affecting land being 
sold”, under Section 32 of the Sale of Land Act 1962 and any tenancy agreement or 
other agreement under the Residential Tenancies Act 1997, for all purchasers, tenants 
and residents of any dwelling shown on this planning permit, and all prospective 
purchasers, tenants and residents of any such dwelling are to be advised that they will 
not be eligible for on-street parking permits pursuant to the Darebin Residential Parking 
Permit Scheme. 

 

INTRODUCTION AND BACKGROUND 
 
Council records indicate that there have been no prior planning approvals or refusals for the 
site. 

 
ISSUES AND DISCUSSION 
 
Subject site and surrounding area 
 

• The subject site is regular in shape and is comprised of three (3) individual allotments, 
with a total frontage of 18.3 metres to Smith Street and a frontage of 27.43 metres to 
Comas Grove and an area of 501 square metres.  

• The site is located on the south eastern corner of Smith Street and Comas Grove.   

• The site contains a single storey rendered dwelling with a pitched and hipped tile roof.  
It has vehicle access from Smith Street, adjacent to the eastern common boundary.  

• The surrounding neighbourhood is mixed and comprised of single and double storey 
dwellings and more recent double storey medium density developments, with older 
commercial/retail buildings to the west.  

• To the north, on the opposite side of Smith Street, are single and double storey 
dwellings and a recent medium density development of two (2) attached double storey 
dwellings to the north east. 

• To the south is a double storey brick and rendered dwelling at 50 Newman Street, set 
back 2.1 metres from Comas Grove.  This dwelling has a garage constructed to the 
common boundary and the Comas Grove frontage. In addition, the rear of the allotment 
at 48A Newman Street abuts the common boundary.  This site contains a single storey 
attached rendered dwelling, with the secluded private open space adjacent to the 
common boundary. 

• To the east is a single storey weatherboard dwelling, with a pitched tile roof.  This 
dwelling is set back 6.41 metres from the street frontage and 1.05 metres from the 
common boundary. 

• To the west, on the opposite side of Comas Grove, are older single and double storey 
rendered commercial/retail buildings. 

• The subject site is within a residential enclave between St Georges Road to the east 
and the industrial estate abutting Merri Creek to the west. The surrounding area to the 
north and south are residential. Several non-residential uses are located proximate to 
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the site, such as kindergarten and aged care facility at the western end of Smith Street; 
a combined residence and shop opposite the site on Comas Grove and a hostel within 
200 metres to the north-west on Strettle Street. Industrial land is located 160 metres to 
the south-west along Normanby Avenue.  

• There are no-standing areas to the intersection of Comas Grove and Smith Street, with 
no other parking restrictions to the street frontages. 

• The site is 170 metres to the north of a bus stop (route #510) along Normanby Avenue.  
Tram route #11 is located approximately 770 metres to the east along St Georges 
Road (and 650 metres to the north along Miller Street).  Tram route #1 is located 
approximately 850 metres to the east along Nicholson Street.  Thornbury Railway 
Station is approximately 1.2km to the east. 

Proposal 

• The development comprises the construction of three (3) attached double storey 
dwellings.  

• Dwellings 1 and 2 will provide 3-bedroom accommodation and Dwelling 3 will provide 
2-bedroom accommodation.  

• In terms of car parking, all driveways and tandem parking spaces are proposed on a 
permeable paved hardstand, and: 

o Dwelling 1 is provided a semi-under cover parking space nestled between the 

eastern boundary and the entry wall. It is located partially below first floor 
footprint of the dwelling and partially covered by a pergola. A second tandem 
parking space is located along the driveway.  

o Dwelling 2 is provided a single garage and tandem car parking space along the 

driveway.  

o Dwelling is provided an open parking space at the rear accessed via Comas 

Grove. The parking space is to contiguous with the secluded private open space 
area.  

• Each dwelling will have open plan living/dining/kitchen areas to the rear. Dwelling 1 will 
have a bedroom facing Smith Street and Dwelling 3 will have an open lounge area 
facing Smith Street. Dwelling 2 will have a generous entry area interfacing the frontage 
of the site. 

• Dwellings 1 and 2 will have a front setback of approximately 7.1 metres at ground floor 
and 6.4 metres at first floor. Dwelling 3 (at the corner location) will have a ground floor 
street setback of 6 metres and 6.4 metres at first floor. The upper levels will provide 
weather protection to the lower entry areas.  

• Dwelling 3 will have a setback of 1.1 metres at ground floor and 1.45 metres at first 
floor to Comas Grove. 

• Private open space areas are located to the rear of the dwellings and have generous 
proportions of approximately 6 x 5.5 metres to support recreation and services in these 
areas.  

• The dwellings will have a contemporary design, with mainly brick to the ground floor 
and metal and timber cladding to the first floor and a flat roof. Dwellings 1 and 2 are 
designed to read as a single entity with Dwelling 3 separated at the upper floor to 
provide a break in built form thereby anchoring the corner of the site with a more 
distinct robust built form with slightly reduced setbacks. 

• The development will have a maximum height of 6.7 metres 
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Objections summarised 
 

• Car parking waiver for all dwellings unacceptable 

• Street setback insufficient 

• Overshadowing 

• Impact on daylight to existing habitable room windows 

• Side setback of 1 metre insufficient 

• Side entry opposite bedroom window 

• Overlooking 

• Architectural expression not in keeping with period homes 

• Replacement of side fence 

• Overdevelopment 

• Parking congestion in the area 

• Insufficient daylight to Unit 2 

• Increased parking on the street will create unsafe environment for pedestrian, cyclist 
and cars 

• Impact on solar panels and building footings by new tree planting 
 
Officer comment on summarised objections 
 
Car parking waiver for all dwellings unacceptable 
The proposal has been amended, so that car parking has been provided on site in 
accordance with the provisions of Clause 52.06 of the Darebin Planning Scheme. That is: 
two (2) car parking spaces for each of the three (3) bedroom dwellings and one (1) car space 
for the two (2) bedroom dwelling.  
 
Street setback insufficient 
The proposal does not comply with Standard B6 (Street Setback) as can be seen in the 
assessment below against the provisions of Clause 55.  However, it is considered to meet 
the objective when considering the site context and decision guidelines. 
 
Overshadowing 
Concerns were raised about the overshadowing of the adjoining properties. Shadow 
diagrams indicate that the development will overshadow a portion of the adjoining private 
open space areas. As this does not comply with the standard it is to be addressed by 
condition on any approval – see assessment against Standard B21 (Overshadowing) below. 
 
Impact on daylight to existing habitable room windows 
The ground floor walls are set back sufficiently from the eastern common boundary to allow 
adequate daylight to the habitable room windows in the adjacent dwelling to the east.  
However, the upper floor wall is set back 2.988 metres from the adjacent habitable room 
windows, allowing a wall height of 5.976 metres, whereas the development has a wall height 
of 6.7 metres. Conditions would require that the proposed upper floor of Dwelling 1 is set 
back or reduced in height to allow adequate daylight to the adjacent habitable room windows 
in accordance with Standard B19 (North facing windows). This may be best achieved 
through a building profile adjustment of the eastern wall of Bedroom 2, retreat and bathroom.  
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Replacement of side fence 
The existing eastern boundary fence is 1.8 metres and provides appropriate screening for 
overlooking at ground level. The replacement of fencing is not a planning consideration and 
is a matter between the relevant parties as a civil matter.  
 
Side setback of 1 metre (to east) insufficient 
The ground floor is set back 1.038 metres from the eastern common boundary.  However, 
pursuant to Standard B17 (Side and Rear setbacks) a wall height of 3.8 metres requires a 
setback of 1.06 metres. Although it does not comply with the standard, this is considered to 
be acceptable in that: the level of non-compliance is minimal (i.e. 22mm); the wall mainly 
abuts the adjacent side walkway area (with only a small abuttal to the adjacent secluded 
private open space area); it is single storey and this part of the wall does not cause 
unreasonable detriment as a result of visual bulk; there is no unreasonable impact on 
daylight to adjacent habitable room windows from this wall; and importantly the upper floor 
walls comply with Standard B17. Modification to the upper wall profile (or setbacks) will be 
requested via conditions to address compliance with Standard B19 discussed above.  
 
Side entry opposite bedroom window 
The entry of Dwelling 1 is set back from the common boundary and will not cause 
unreasonable impact from noise as the proposed use is residential and will have noise 
impacts consistent with those normal to a residential zone. 
 
Overlooking 
Unreasonable overlooking of adjoining properties may be addressed by appropriate 
screening in accordance with the requirements of Standard B22. This entails screening 
windows that have views to sensitive areas within 9 metres and a 45-degree angle.  In this 
instance upper for windows are appropriately screened and there is no potential for 
overlooking from ground floor areas due to relatively low (less than 0.8 metres) finished floor 
levels above natural ground level.  
 
Architectural expression not in keeping with period homes 
It is a long held principle that for a development to be ‘respectful’ of the neighbourhood 
character it is not necessary to replicate the existing building forms. Rather, the notion of 
‘respectful’ development must embrace the need for change and diversity in the type of 
dwellings and an increase in the intensity of development in circumstances where this is 
encouraged by Planning Policy and the purpose of the zone. Although the proposal has a 
contemporary design, this may be contemplated given the mixed character of the area.  As 
can be seen in further assessments below, the proposal provides an appropriate form, 
adequate setbacks (subject to conditions), landscaping and articulation as well as materials 
and design detail. 
 
Overdevelopment 
The consideration of a medium density development is based on its compliance with a set of 
criteria outlined in the Darebin Planning Scheme and not based on a subjective concern of 
‘too many dwellings’.  In fact, the Victorian State Government has a clear policy on urban 
consolidation which is heavily dependent on medium density housing development.   
 
The development proposes a modest increase in density and a modest rise in height and is 
not considered to be an overdevelopment when balancing the broad range of planning 
policies. It is also acknowledged that the subject site is comprised of three (3) allotments on 
title that can be disposed of separately, so that a development of three (3) dwellings on the 
site meets the existing allotment arrangement.  
 
Parking congestion in the area 
As noted above, the proposal provides car parking in accordance with the provisions of 
Clause 52.06 of the Darebin Planning Scheme. That is: two (2) car parking spaces for each 
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of the three (3) bedroom dwellings one (1) car space for the two (2) bedroom dwelling. Any 
overflow parking resulting from the development would be within reasonable limits and will 
not negatively impact on the surrounding streets. 
 
Insufficient daylight to Unit 2 
All habitable rooms within the development will have access to windows for appropriate 
daylight and ventilation.  In addition, Dwelling 2 will have a central light-court that will provide 
daylight and ventilation to the kitchen area and mid-plate non-habitable spaces at the upper 
floor.  
 
Increased parking on the street will create unsafe environment for pedestrian, cyclist and 
cars 
Council’s Transport Management and Planning Unit have not identified that the proposal 
would give rise to any unreasonable transport safety issues. 
 
Impact on solar panels and building footings by new tree planting 
It is considered that planting adjacent to the southern boundary (and adjoining solar panels) 
must have a maximum height of 3.5 metres at maturity to minimise impact on the efficiency 
of the adjacent dwelling. This can be requested via conditions of any approval.  

 
PLANNING ASSESSMENT 
 
Clause 22.02 Neighbourhood Character Precinct Guideline Assessment - Precinct D2 
 
Existing Buildings 
It is noteworthy that the site is not located in a Heritage Overlay, therefore the existing 
dwelling may be demolished without planning permission.  It is also noted that the 
streetscape is not intact.  

Given the assessment below, it is considered that the replacement buildings are respectful to 
the scale and character of the neighbourhood and will contribute to the emerging and 
preferred future character of the area. 

Complies  
 
Vegetation 
There are no significant trees on the site that are proposed to be removed. 

The street tree and trees on the adjoining site are to have tree protection measures in place. 
Conditions of any approval will ensure appropriate tree protection is carried out during the 
construction phase. 

A revised landscape plan was not submitted with the S.57A amended plans. Nevertheless, a 
landscape plan may be requested via conditions and include site context based requirements 
to: 

o Incorporate a wide variety of species with a priority for indigenous and native species. 

Native grasses are particularly important for invertebrates. 

o Use natural mulches and features such as logs and rocks where suitable. 

o Include key structural Eucalypt and Acacia species as prime habitat for biodiversity. 

o Use a multilayered approach to plantings with grasses, groundcovers, shrubs and trees 

where possible. 

o Encourage the provision of water for wildlife, such as bird baths and ponds 

o Use grasscrete or similar permeable paving to driveways and open car parking spaces 

to reduce hard surfaces on the site.  
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o Utilise green walls or facades to soften an interface with the public realm 

o Have canopy planting along the southern boundary (north of the adjoining garage) with 

a height at maturity of no greater than 3.5 metres.  

Sufficient open space and setbacks are maintained on the site to ensure an appropriate level 
of landscaping can occur. 

 
Complies subject to conditions 
 
Siting 
The proposal provides sufficient space for front gardens to Smith Street commensurate with 
nearby properties. There is sufficient area for canopy tree planting that will enable the 
continuation of the garden setting in this area. 

Space for landscaping is provided within the front, side and rear setbacks and along the 
accessways. A condition of approval will require the submission of a landscape plan. 

The proposed dwellings are set back from the common boundaries and the adjoining 
dwelling is also set back from the common boundaries. The proposal maintains separation in 
building forms to the street. Therefore, it is considered that the proposal respects the rhythm 
of dwelling spacing in the area. 

The Smith Street frontage is to have two (2) single crossovers, which is acceptable for an 
allotment with a frontage of 18.3 metres.  In addition, only one (1) garage is provided to the 
Smith Street façade.  The car parking area for Dwelling 3 is provided at the rear and 
accessed via Comas Grove. Driveways are shown with permeable paving. Therefore, the 
design response avoids dominance of garages and hard surfaces. 

Complies 
 
Height and building form 
Dwellings in the area are largely single storey; however, there are double storey dwellings 
nearby.  

The proposed dwellings are double storey and the upper floors are not set back one (1) room 
from the ground floor. Nevertheless, this is acceptable, as the upper floors provide weather-
protection and shading to the ground floor façade. Articulation is provided to the façade 
through a balanced selection of materials and meaningful well thought out recesses.  

The dwellings have been largely designed to minimise bulk, through articulation, lightweight 
first floor materials and separation to the upper floor façade. 

The development is not out of scale with the adjoining buildings and does not dominate the 
streetscape, as it presents a graduated increase in height over adjoining single storey 
buildings and matches the height of the adjoining double storey dwelling to the east.  

Complies  

 
Materials and design detail 
Articulation in the façade is achieved through the use of varied materials and colours to the 
walls, as well as appropriate proportionality to fenestration in windows and door openings.  

The building form is contemporary and appropriately utilises common and traditional 
domestic building materials. The use of brick and render is characteristic of the street and the 
character of the older building stock in the area. Overall, the material palette is acceptable.  

The flat roof design complements the contemporary design and maintains a low height. 

The design and materials appropriately respect the character of dwellings in the area and the 
future preferred character for the precinct.   
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Complies 
 
Front boundary treatment 
A low (900mm high) front fence is proposed, allowing views into the front garden area and of 
the front dwellings. 

Complies 
 

Clause 22.12 Environmentally Sustainable Development 

In accordance with Clause 22.12-4, an application must be accompanied by either a 
Sustainable Design Assessment (SDA) or a Sustainability Management Plan (SMP) as 
specified in Table 1 of the Clause. 

 

Type of Development Application requirements Example tools 

3-9 dwellings Sustainable Design 
Assessment (SDA) 

BESS 

STORM 

 

The above has been provided as part of the application and is broadly acceptable, subject to 
condition.  

Complies subject to conditions 

 
Clause 32.08-4 General Residential Zone Requirements 

Minimum Garden Area 

The mandatory minimum garden area requirement for construction or extension of a dwelling 
or residential building on a lot is as follows: 

 

Lot Size Minimum percentage of a lot set aside 
as garden area 

Garden area provided 

501 - 650sqm 30% (150.5 sqm) 40.7% (204 sqm) 

Complies 
 
Maximum Building Height Requirement for a Dwelling or Residential Building 

Under the General Residential Zone, a dwelling or residential building must not exceed three 
(3) storeys or a maximum building height of 11.0 metres. 

The proposal comprises two (2) storeys and a maximum height of 6.7 metres. 

Complies 

Clause 53.18 Stormwater Management in Urban Development 

Clause 53.18-5 – Standard W2 – Buildings and Works 

A STORM report has been provided with the application, that demonstrates 122% STORM 
rating and a suitable WSUD plan.  

Complies  

  



PLANNING COMMITTEE MEETING 14 JUNE 2022 

 

Item 5.2 Page 88 

Clause 53.18-5 – Standard W3 – Site Management 

The requirement for a site management plan to manage and protect drainage infrastructure 
from receiving sedimentation and contamination on site may be addressed by condition.  

Complies subject to conditions 

 
Clause 55 Assessment 
 
The following sections provide discussion on fundamental areas of Clause 55 including 
variations of standards and matters informing conditions of the recommendation above. 
 
Clause 55.03-1 B6 Street Setback 
 
The site is located on a corner.  To Smith Street, the front setback of the adjoining dwelling is 
6.41 metres. The standard therefore requires a setback of 6.41 metres. The proposed front 
setback of 6.0 metres of Dwelling 3 at the corner does not comply with the standard. 
However, Dwellings 1 and 2 directly adjacent to the eastern adjoining dwellings with a 
setback in excess of 6.4 metres comply with the standard. The street setback of Dwellings 1 
and 2 will be requested via conditions of any approval.   
 
In addition, the standard requires the side walls of a dwelling on a corner allotment to be set 
back 2.0 metres from the side street.  The proposed setback to Comas Grove is 1.1 metres 
at ground floor and 1.45 metres at first floor and does not comply with the standard. 
 
Notwithstanding the above the design response is considered to be acceptable due to the 
following: 
 

• The setback addresses the relevant requirements of the Neighbourhood Character 
Study, in that it allows adequate provision for landscaping.  In addition, the 
Neighbourhood Character Study states that the ‘Front setbacks are consistently 
between 5 & 7 metre and side setbacks between 0.8 & 3 metres’ in the Key 
Characteristics. The proposed setbacks are within this range to both street frontages.   

 

• To Smith Street, the design response is appropriate in that Dwellings 1 and 2 will meet 
the standard, having front setbacks of approximately 7.1 metres at ground level and all 
first floor levels will have a setback of 6.4 metres from Smith Street. 

 

• Often buildings to the corner will have lesser setbacks and the proposal will provide 
appropriate graduated and staggered setback leading from the lesser setback to the 
corner to the greater setbacks of 203 Smith Street.  

 

• The reduced setbacks for the corner dwelling assist in emphasising the corner of the 
site and providing a more robust form that will anchor the development.  

 

• The existing streetscape is not consistent and provides for varied setbacks, noting that 
the older double storey commercial building to the western side of the intersection is 
constructed to the Smith Street and Comas Grove frontages.  

 

• To Comas Grove, the garage of the adjacent dwelling to the south is constructed to the 
street frontage.  Therefore, it is considered that the proposed setback of 1.1 metres is 
acceptable in the context of the narrow side street setbacks. 

 
Complies with objective 
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Clause 55.03-5 B10 Energy Efficiency 
 
The proposal is considered to be generally energy efficient due to the following: 

• Attached construction. 

• Cross ventilation is available in the design. 

• Space for outdoor clothes drying facilities. 

• Sustainable Design Assessment and WSUD treatments 

• Upper floor and ground floor habitable rooms with access to northern solar access. 

In addition to the above, the development should provide living rooms with access to SPOS 
areas to the north of the dwellings. However, this is not always possible due to the 
orientation of the site. The design response is an outcome of the opportunities and 
constraints of the site.  

In this instance the site comprises three lots extending north-south longitudinally from Smith 
Street to the rear, with the entries and front garden areas oriented to Smith Street. The 
design response to orientate the entrances of dwellings to the primary street frontage is 
considered to be appropriate but results in SPOS and living areas to the rear which are 
south-facing. The SPOS areas will receive an acceptable level of solar access. The living 
areas will not have northern solar access however this an unavoidable outcome of the site 
context. 

The following design changes are to be requested via conditions to improve the ESD 
outcomes for the development: 

• Water efficient landscaping 

• Rainwater tanks connected to WC’s. 

• Full construction details of permeable paving 

• Provision of openable windows or operable skylights to the stairs on the top floor to 
allow stack ventilation through the stair cores. 

• Appropriate external shading to east, west and north facing living area and bedroom 
windows 

Impacts on the energy efficiency of adjoining properties are also to be considered. Under the 
standard, it is a requirement that the development should not unreasonably affect the solar 
access and energy efficiency of neighbouring dwellings. The neighbouring property to the 
south has its solar panels located on the roof of the garage adjacent to the common 
boundary. This arrangement relies on borrowed amenity and detrimentally impacts the 
equitable development opportunities of the subject site. Nevertheless, the efficiency of the 
solar panels will not be affected by the proposed development given the generous setbacks 
from the southern boundary. The solar panels can be further protected via conditions 
requiring no canopy planting over the height of 3.5 metres adjacent to the southern 
boundary. 

Complies with objective 
 
Clause 55.04-3 B19 Daylight to Existing Windows 
 
An area of at least 3.0 square metres with a minimum dimension of 1.0 metre clear to the sky 
is provided opposite all existing habitable room windows, which complies with the standard. 
 
The ground floor walls are set back sufficiently from the eastern common boundary to allow 
adequate daylight to the habitable room windows in the adjacent dwelling.  However, to the 
first floor the development has a height of 6.7 metres, requiring a separation of 3.35 metres 
from the affected windows, whereas the upper floor wall is set back 2.988 metres from the 
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adjacent habitable room windows Conditions must require that the proposed eastern wall of 
Dwelling 1 either modified to fit the profile required under the standard or is set back further 
to allow adequate daylight to the adjacent habitable room windows in accordance with 
Standard B19.  
 

Complies subject to condition 
 

Clause 55.04-5 B21 Overshadowing 
 
Existing sunlight to the secluded private open space of the neighbouring property to the east 
is less than the requirements of this standard i.e. at least 40sqm with a minimum dimension 
of 3 metres or at least 75% of the SPOS, whichever is lesser, should receive at least 5 hours 
of sunlight at the March/September equinox. Given existing shadows cast from the existing 
dwelling, outbuilding and fence (as shown on the shadow diagrams provided by the 
applicant) result in less than the minimum sunlight access to the eastern SPOS area, the 
amount of sunlight should not be further reduced by the proposed development. 
 

A condition of approval will require the provision of shadow diagrams that demonstrate no 
additional overshadowing is created to the adjoining eastern secluded private open space.  
 

The development does not cast any shadows on the secluded private open space of the 
dwelling to the south. 
 

Complies subject to condition 
 
Clause 55.04-6 B22 Overlooking 
The proposed dwellings are single storey and have finished floor levels less than 0.8 metres 
above natural ground level as measured at the eastern and southern boundaries. Existing 
1.8 metre high boundary fences on the eastern boundary and the garage occupying part of 
adjoining southern boundary will sufficiently limit overlooking. Part of the southern boundary 
(the eastern section) however, will require a 1.8 metre high fence which may be requested 
via conditions.   
 

At first floor, there are potential for views to the east and south adjoining secluded private 
open space areas and habitable room windows. The upper floor windows are specified as 
either fixed obscure glazing to a height of 1.7 metre above finished floor level; or windows 
with a sill height of 1.7 metres above finished floor level. The development is designed to 
limit views into neighbouring secluded private open space and habitable room windows. 
 

Complies 
 
Clause 55.05-4 B28 Private Open Space 
 

The development provides adequate private open space (pos) for the reasonable recreation 
and service needs of residents.   
 

This is achieved through the provision of 40 square metres of secluded private open space at 
the side or rear of the dwellings with a minimum area of 25 square metres, a minimum 
dimension of 3 metres and convenient access from a living room. 
 

 Total POS Secluded POS Minimum dimension 
of secluded POS 

Dwelling 1 54 square metres 33 square metres 5.475 metres 

Dwelling 2 53 square metres 33 square metres 5.46 metres 

Dwelling 3 82 square metres 32 square metres 5.45 metres 
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All secluded private open space areas have direct access to a living room. 
 

Complies 
 
Clause 55.05-5 B29 Solar Access to Open Space 
 
Solar access is provided into the secluded private open space of the new dwellings as 
follows:   
 

 Wall Height to North Required Depth Proposed Depth 

Dwelling 1 3.8 metres (ground floor) 

6.7 metres (first floor) 

5.42 metres 

8.03 metres  

5.475 metres 

8.05 metres  

Dwelling 2 3.8 metres (ground floor) 

6.7 metres (first floor) 

5.42 metres 

8.03 metres  

5.46 metres 

8.05 metres  

Dwelling 3 3.8 metres (ground floor) 

6.7 metres (first floor) 

5.42 metres 

8.03 metres  

5.45 metres 

*6.13 metres*  

*non-compliant dimension* 
 
Although the secluded private open space of Dwelling 3 does not meet the standard for solar 
access, this is taken to the southern boundary of the secluded private open space area and 
does not include the adjacent open car parking space.  If the open car parking space were to 
be considered as part of the secluded private open space, ample solar access would be 
provided to the secluded private open space area.  In addition, there will be ample sunlight 
from the west, given the orientation of the site and corner allotment context. Therefore, it is 
considered that there will be adequate amenity for residents and ample sunlight to the 
secluded private open space area. 
 

Complies with objective  
 
Clause 52.06 Car Parking  
 
Number of Parking Spaces Required 
 
One (1) car parking space is provided for the two (2) bedroom dwelling.  
 

Two (2) car parking spaces are provided for each of the three (3) bedroom dwellings.  
Although one of the car parking spaces to Dwelling 1 are partially under cover, this is an 
acceptable design response given neighbourhood character considerations require open 
space adjacent to a boundary and to reduce the dominance of garages. Furthermore, the car 
space is in proximity to the dwelling entrance. 
 

No visitor car parking space is required for development of less than five dwellings. 
 

Design Standards for Car parking 
 
The car parking spaces, the garaging and the accessways have appropriate dimension to 
enable efficient use and management. 
 

The car parking facilities are designed, surfaced and graded to reduce run-off and allow 
stormwater to drain into the site.  
 

The lounge area of Dwelling 3 cannot reasonably be used as a bedroom, given its 
dimensions and that it is open to the adjacent entry area. 
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Garage dimensions of 6.0 metres length x 3.5 metres width comply with the minimum 
requirements of the standard. 
 

The car space dimensions of 4.9 metres length x 2.6 metres width (and an additional 500mm 
separation is provided for tandem car spaces) comply with the minimum requirements of the 
standard.  
 

Access dimensions to the car spaces comply with the standard. 
 

Visibility splays are required at the accessway interface with the footpath to protect 
pedestrians. This may be requested as a condition of approval. 
 

Complies subject to conditions 

 
CLAUSE 55 COMPLIANCE SUMMARY 
 

Clause Std  Compliance 

   Std Obj 

55.02-1 B1 Neighbourhood character 

  Refer to assessment in the body of this report. Y Y 

 

55.02-2 B2 Residential policy 

  The proposal complies (subject to conditions) with 
the relevant residential policies outlined in the 
Darebin Planning Scheme. 

Y Y 

 

55.02-3 B3 Dwelling diversity 

  N/A as development contains less than 10 dwellings   Y Y 

 

55.02-4 B4 Infrastructure 

  Adequate infrastructure exists to support new 
development  

Y Y 

 

55.02-5 B5 Integration with the street 

  The dwellings appropriately integrate with the Street. Y Y 

 

55.03-1 B6 Street setback 

  Refer to assessment in the body of this report. N Y 

 

55.03-2 B7 Building height 

  6.7 metres Y Y 

 

55.03-3 B8 Site coverage 

  48% Y Y 

 

55.03-4 B9 Permeability 

  40% Y Y 

 

55.03-5 B10 Energy efficiency 

  Dwellings are considered to be generally energy 
efficient and will not unreasonably impact adjoining 
properties (refer to discussion in the body of this 
report) 

Y Y 
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Clause Std  Compliance 

55.03-6 B11 Open space 

  N/A as the site does not abut public open space.  Y Y 

 

55.03-7 B12 Safety 

  The proposed development is secure and the 
creation of unsafe spaces has been avoided. 

Y Y 

 

55.03-8 B13 Landscaping 

  Adequate areas are provided for appropriate 
landscaping and a landscape plan has been required 
as a condition of approval. 

Y Y 

 

55.03-9 B14 Access 

  Access is sufficient and respects the character of the 
area. 

Y Y 

 

55.03-10 B15 Parking location 

  Parking facilities are proximate to the dwellings they 
serve, the access is observable, habitable room 
windows are sufficiently set back from accessways. 

Y Y 

 

55.04-1 B17 Side and rear setbacks 

  Dwellings are set back in accordance with the 
requirements of this standard. 

Y Y 

 

55.04-2 B18 Walls on boundaries 

  No walls are proposed to be constructed on a 
boundary. 

Y Y 

 

55.04-3 B19 Daylight to existing windows 

  The eastern boundary walls are not sufficiently set 
back to allow adequate daylight to adjoining 
habitable room windows. 
 
Refer to assessment in the body of this report. 

Y Y 

 

55.04-4 B20 North-facing windows 

  There are no north facing windows within 3.0 metres 
of the common boundary with the subject site. 

Y Y 

 

55.04-5 B21 Overshadowing open space 

  Shadows cast by the development are required to be 
addressed by conditions. 
 
Refer to assessment in the body of this report. 

Y Y 

 

55.04-6 B22 Overlooking 

  Please see assessment in the body of this report. Y Y 

 

55.04-7 B23 Internal views 

  There are no internal views.  Y Y 

 

55.04-8 B24 Noise impacts 
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Clause Std  Compliance 

  Noise impacts are consistent with those in a 
residential zone. 

Y Y 

 

55.05-1 B25 Accessibility 

  The ground levels of the proposal can be made 
accessible for people with limited mobility. 

Y Y 

 

55.05-2 B26 Dwelling entry 

  Entries to the dwellings are identifiable and provide 
an adequate area for transition. 

Y Y 

 

55.05-3 B27 Daylight to new windows 

  Adequate setbacks are proposed to allow 
appropriate daylight access. 

Y Y 

 

55.05-4 B28 Private open space 

  Refer to assessment in the body of this report. Y Y 

 

55.05-5 B29 Solar access to open space 

  Refer to assessment in the body of this report.   N Y 

 

55.05-6 B30 Storage 

  Sufficient storage areas are provided. Y Y 

 

55.06-1 B31 Design detail 

  Design detail of dwellings is appropriate in the 
neighbourhood setting. 

Y Y 

 

55.06-2 B32 Front fences 

  A 0.9 metre high front fence is proposed which is 
appropriate in the neighbourhood context. 

Y Y 

 

55.06-3 B33 Common property 

  No common property is proposed Y Y 

 

55.06-4 B34 Site services 

  Sufficient areas for site services are provided. Y Y 

 

 

REFERRAL SUMMARY 
 

Department/Authority Response 

Infrastructure and 
Capital Delivery Unit 

No objection, subject to condition included in recommendation.  

ESD Officer No objection, subject to condition included in the 
recommendation to give effect to the following: 

• Water efficient landscaping 

• Rainwater tanks connected to WC’s. 

• Full construction details of permeable paving 

• Provision of openable windows or operable skylights to 



PLANNING COMMITTEE MEETING 14 JUNE 2022 

 

Item 5.2 Page 95 

the stairs on the top floor to allow stack ventilation 
through the stair cores. 

• Appropriate external shading to east, west and north 
facing living area and bedroom windows. 

• The SDA to be amended to ensure full compliance with 
minimum BESS and NatHERS requirements. All 
commitments to be demonstrated on the plans.  

 
Officer’s comments: 
The above requirements have been included as conditions.  
 

Transport Management 
and Planning 

No objection to the car parking design subject to the provision 
of pedestrian visibility splays.  
 
Crossovers for Dwellings 1 and 2 should be combined and 
crossover for Dwelling 3 must be a minimum of 10 metres from 
a road junction (an intersection).   
 
Officer’s comments: 
It is considered that the crossovers to Smith Street will not 
unreasonably reduce on-street parking given the locations of 
the crossovers, the existing ‘no standing’ sign and the informal 
crossover access from Smith Street currently carried out to and 
from the site.  There will also be a net increase in car parking 
on the site compared to the existing conditions. In addition, the 
proposed crossover for Dwelling 3 is set back in excess of 10 
metres from the intersection and meets the requirement of the 
Transport Unit.   

Tree Management Unit No objection, subject to condition included in recommendation. 

A single street tree (tree 1) is located within the nature strip to 
the front of the site and will be impacted by proposed works. 
The following tree protection measures are to be requested via 
conditions of any approval: 

• Tree protection fencing is to be erected around the TPZ 
of the street tree (3m) where occurring on the nature 
strip. All fencing is to be erected prior to the 
commencement of all works on the site including 
demolition and can only be reduced by the minimum 
amount necessary for construction of the approved 
crossover. 

• All excavations for the construction of the proposed 
crossover must be supervised by a suitably qualified 
and experienced arborist with all root pruning 
undertaken in accordance with section 9 of AS4373-
2007 Pruning of Amenity Trees 

• Tree protection fencing is required for neighbouring 
trees 6 and 7 as indicated by red line in picture above. 
TPZ to be installed before any works occur on site. 

• All services must be routed outside ‘Tree Protection 
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Zones’. If there is no alternative to passing through the 
protection zone, the local authority and the consulting 
arborist must be advised in writing on the need for 
directional boring beneath root zone; this must be 
maintained at a minimum depth of 45cm in soil depth 
when inside the TPZ of a retained tree.  

• All tree protection zones must be observed according to 
Australian Standard AS4970-2009 Protection of trees 
on development sites. Tree protection zones are to be 
shown all plans and must be put in place before any 
works occur on site.  

• All pruning recommended is to be carried out to 
Australian Standards, AS4373-2007 Pruning of 
Amenity Trees. This work should be supervised or 
carried out by a qualified arborist. 

• Minimisation of paved areas in the rear private open 
space to allow for the planting of canopy trees as 
specified below is required. 

• Two (2) medium sized canopy trees in the private open 
space of the proposed development and two (2) small 
sized canopy trees in the front open space of the 
proposed development 

Officer’s comments: 
The above requirements have been included as conditions.   

Property Services No objection. It is noted that the three (3) lots on the title are 
separately transferable and may therefore be separately sold 
and developed.  
 

 

PLANNING SCHEME SUMMARY 
 
Darebin Planning Scheme clauses under which a permit is required 

• Clause 32.08 (General Residential Zone - Schedule 2) construction of two or more 
dwellings on a lot. 

 

 
Applicable provisions of the Darebin Planning Scheme 
 

Section of Scheme Relevant Clauses 

SPPF 11.01-1S, 11.01-R1, 11.02-1S, 11.03-1S, 11.03-1R, 13.07-1S, 
15, 15.01-1S, 15.01-5S, 15.02-1S, 16, 17, 17.02, 18, 19, 
19.01, 19.02, 19.03 

LPPF 21.01-2, 21.01-4, 21.01-6, 21.02, 21.02-3, 21.02-4, 21.03, 
21.04, 21.05, 22.02, 22.12 

Zone 32.08 

Overlay 45.06 

Particular provisions 52.06, 55 

General provisions 65.01 

Neighbourhood 
Character Precinct 

D2 
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POLICY IMPLICATIONS 
 
Environmental Sustainability 
 
A Sustainable Design Assessment has been submitted with the application and will ensure 
minimum sustainability standards for a development of this scale is met as specified under 
Clause 22.12 of the Darebin Planning Scheme.  
 
Social Inclusion and Diversity 
 
Nil 
 
Other 
 
Nil 
 

FINANCIAL AND RESOURCE IMPLICATIONS 
 
There are no financial or resource implications as a result of the determination of this 
application. 
 

FUTURE ACTIONS 
 
Nil 
 

RELATED DOCUMENTS 

• Darebin Planning Scheme and the Planning and Environment Act (1987) as amended. 

 

Attachments 
 

• Development Drawings (Appendix A) ⇩  

• Aerial Photo (Appendix B) ⇩   

 
 
DISCLOSURE OF INTEREST 
 
Section 130 of the Local Government Act 2020 requires members of Council staff and 
persons engaged under contract to provide advice to Council to disclose any conflicts of 
interest in a matter to which the advice relates. 
 
The Officer reviewing this report, having made enquiries with relevant members of staff, 
reports that no disclosable interests have been raised in relation to this report. 
 
 

PC_14062022_AGN_2009_AT_files/PC_14062022_AGN_2009_AT_Attachment_12754_1.PDF
PC_14062022_AGN_2009_AT_files/PC_14062022_AGN_2009_AT_Attachment_12754_2.PDF
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5.3 CASBE ELEVATING ESD STAGE 2 - PLANNING SCHEME 
AMENDMENT 

 

Author: Principal Strategic Planner     
 

Reviewed By: Acting Chief Executive Officer  
 

  
 

EXECUTIVE SUMMARY & PUPORSE  
 
Council can take action on climate change by influencing the design of private development 
through environmentally sustainable development (ESD) requirements in the planning 
scheme. By requiring buildings to be designed in a way which minimises energy use, water 
and waste, Council can improve environmental outcomes and amenity, and reduce ongoing 
running costs for the community.  

While Darebin’s current ESD planning policy has resulted in improvements to sustainability 
outcomes and remains stronger than many councils in Melbourne, more can be done to 
ensure that development meets Council’s current climate objectives, and better aligns with 
state, national and global policy on climate action.  

Darebin has been collaborating with the Council Alliance for a Sustainable Built Environment 
(CASBE), in partnership with a group of 31 councils across Victoria, in the Elevating ESD 
Targets Planning Project (EETPP) to improve ESD policy in the planning scheme. Stage 1 of 
the project is now complete, and Stage 2 has recently commenced.   

In Stage 1 of the project, a new ESD policy was drafted and background research 
completed, covering technical and development feasibility matters, an assessment of how 
best to implement the new ESD provisions in the planning system, and an economic analysis 
to consider the costs and benefits of the policy intervention.  

Stage 2 involves preparing a planning scheme amendment to implement the new policy. It is 
proposed to create a new Particular Provision in Clause 53 of the Victoria Planning 
Provisions, which if successful would be applied within the planning schemes of each 
participating council. This approach would strengthen the ESD policy. The Particular 
Provisions of planning schemes is the responsibility of the Victorian Government, not local 
councils, and it is not yet clear if the Victorian Government will support this proposed 
approach.  

Given Council’s commitment to taking firm action on climate change and improving the 
design of development on private land, it is recommended that Council join the collective 
action by CASBE and 31 other councils to lift ESD standards in Victoria, by undertaking the 
following:  

• Signing the Memorandum of Understanding (MOU) to participate in Stage 2 of the 
Elevating ESD project.  

• Progress with a planning scheme amendment in partnership with other participating 
councils by seeking authorisation from the Minister for Planning (the Minister) to 
prepare and exhibit a new amendment for an updated ESD planning policy. 

• Participate in joint advocacy to Victorian Government Ministers. 

• Participate in informal community awareness-raising communications activities 
centrally-led by CASBE on behalf of the partner councils. 
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Officer Recommendation 

That Council: 

(1) Authorise the Chief Executive Officer to sign the ‘Elevating Environmentally 
Sustainable Development (ESD) Targets Planning Policy Amendment Memorandum 
of Understanding Stage 2 – Planning Scheme Amendment Process’  

(2) Note the CASBE Elevating Targets Planning Project Stage 1 consultant reports at 
Appendices A, B and C as supporting documents that provide the rationale and 
evidence which underpin proposed Amendment C208dare to the Darebin Planning 
Scheme. 

(3) Seeks authorisation from the Minister for Planning pursuant to Section 8A of the 
Planning and Environment Act 1987 to prepare Amendment C208dare to the 
Darebin Planning Scheme generally in accordance with Appendix D, including any 
consequential changes to the Local Planning Policy Framework (21.02 
Environment) which are to be drafted as part of Stage 2 of the Project. 

(4) Undertakes exhibition of Amendment C208dare to the Darebin Planning Scheme in 
accordance with Section 19 of the Planning and Environment Act 1987 following 
authorisation from the Minister for Planning 

(5) Request that the Minister for Planning establish an advisory committee to advise on 
the ESD project and Amendment C208dare in accordance with section 151 of the 
Planning and Environment Act 1987.  

(6) Authorises the Manager City Futures to make editorial and/or administrative 
changes to Amendment C208dare and consequential changes to local policy as part 
of Stage 2 (generally as at Appendix D) as required for the purpose of: 

a. Submitting the amendment to the Minister for Planning. 

b. Satisfying any conditions of authorisation. 

c. Providing guidance to any advisory committee or Panel established by the 
Minister for Planning.  

(7) Write a letter to the Minister for Planning and Housing, Minister for Energy, 
Environment and Climate Change, and Minister for Local Government and 
Suburban Development outlining the benefits to the community of introducing zero 
carbon and elevated ESD planning policy into the Victoria Planning Provisions, and 
why Amendment C208dare should be adopted as a part of the State Government’s 
environmentally sustainable development planning reforms.   

(8) Participates in informal community awareness raising communications activities 
centrally led by CASBE on behalf of participating councils.  

 
 

 

BACKGROUND / KEY INFORMATION 
 
What is an ESD planning policy 

The purpose of an ESD planning policy is to improve the health and comfort of buildings for 
occupants and at the same time reduce negative environmental impacts of development. 
Sustainable design is a means of climate action and future-proofing communities against 
increasing temperatures and heat waves, rising energy, water and waste disposal costs.  
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The policy comes into effect via the planning scheme, by implementing design requirements 
for certain types of development applications. The Darebin Planning Scheme currently has 
an ESD policy at Clause 22.12.  
 
Why strengthen ESD planning policy  

Darebin’s current ESD policy (gazetted August 2017) is the result of a previous collective 
planning scheme amendment process undertaken with a group of councils in partnership 
with CASBE, which spearheaded ESD policy in Victorian planning schemes. Unlike any 
Victorian planning policy before it, Clause 22.12 features objectives for a variety of 
sustainability principles such as energy performance, water resources, indoor environment 
quality and waste management. However, there are no mandatory requirements for 
compliance and it only applies to a limited range of development types. Therefore, the policy 
lacks the breadth of application and regulatory teeth required for impactful climate action.  
 
The current Elevating ESD Targets Planning Project (EETPP) involves 31 councils led by 
CASBE - a group facilitated by the Municipal Association of Victoria. The two-stage project 
aims to update and refine local ESD policies to deliver elevated targets for new development, 
for effective and wholistic ESD outcomes that support the transition towards zero carbon 
development and industry best practice.   
 
Councils have joined together to optimise resources (financial, advocacy and officer 
expertise) and to demonstrate a broad level of collective community support for reform. In 

May 2021 Darebin signed the MoU to participate in Stage 1 of the project, including a 
commitment to financial and in-kind (officer time) contributions.  
 
Stage 1 – Preparing the evidence base for a planning scheme amendment  

Stage 1 is now complete. This involved the EETPP working group developing a set of 
revised objectives and standards as a part of an improved zero carbon planning policy that 
delivers healthy, sustainable and resilient buildings.  
 
A consultant team was appointed to independently review the Working Group’s draft ESD 
objectives and standards. Fifteen case studies were selected from the project councils to test 
the technical and development feasibility and economic implications of the proposed 
standards. The consultants produced the following reports: 

• Part A - Technical ESD and Development Feasibility (Hip V. Hype) (Appendix A) 

• Part B - Planning Advice (Hansen Partnership) (Appendix B) 

• Part C - Economic Cost Benefit Analysis (Frontier Economics) (Appendix C) 

Feedback from the 31 member councils (including Darebin) has been incorporated into the 
final draft policy. The consultant reports form the evidence base underpinning the proposed 
planning scheme amendment (Stage 2) and will be used to inform advocacy to the Victorian 
Government to support the amendment.  

Stage 2 – Planning Scheme Amendment 

The next stage of the project is to introduce the new ESD policy to each council’s planning 
scheme via a collective planning scheme amendment.    

Previous Council Resolution 
 
This matter is not the subject of a previous Council resolution. 
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ALIGNMENT TO 2041 DAREBIN COMMUNITY VISION 

Strategic Direction 3: Climate, Green and Sustainable 

ALIGNMENT TO 2021-25 COUNCIL PLAN  

Strategic Direction 3: Climate, Green and Sustainable 

ALIGNMENT TO COUNCIL PLAN STRATEGIC OBJECTIVES 

4.5    We will improve the sustainability, accessibility, and design of development on private 
land in our city 
 
The proposed introduction of more effective ESD controls in the Darebin Planning Scheme 
aims to improve the environmental sustainability of development on private land, for the 
benefit of current and future communities.  

DISCUSSION 
 
New proposed Particular Provision  

The proposed planning scheme amendment is seeking a change in how ESD policies are 
implemented into the planning schemes in Victoria.  
 
The current ESD policy (at Clause 22 of the planning scheme) is discretionary, making it 
more difficult to ensure new development achieves all of the standards.  
 
It is proposed to create a new Particular Provision at Clause 53 of the participating councils’ 
planning schemes, which would have the effect of strengthening the policy objectives and 
standards; Particular Provisions tend to carry more statutory ‘weight’ with VCAT and other 
decision makers.  
 
Strengthened ESD requirements 

The proposed provisions would strengthen and refine Darebin’s existing policy to ensure 
more effective and wholistic ESD outcomes that support the transition towards zero carbon 
development and industry best practice.  For each theme, the policy includes a series of 
detailed objectives and standards to be met. The proposed new policy (in draft) is provided in 
Appendix D. 
 
Darebin’s current ESD policy includes objectives for each theme of energy performance, 
water resources, indoor environment quality, stormwater management, transport, waste 
management, and urban ecology. The proposed policy would be stronger where permit 
applications must meet all of the objectives, and should meet all of the standards or 
performance measures (similar to the structure of Rescode). This would allow flexibility for 
alternative solutions that still meet the objective. In this way, the proposed policy not only 
elevates the ESD requirements, it provides greater certainty for permit applicants and more 
clarity for the planners assessing applications. Table 1 highlights some of the improvements 
proposed to the ESD policy.  
 
To assist applicants in interpreting and complying with the new policy, the EEFT group are 
preparing new guidelines for sustainable building design.  
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Table 1 - Proposed ESD policy and key improvements  
 

Theme Proposed ‘Elevating ESD’ provision’s key requirements   

Operational Energy – 
energy efficiency, on-site 
renewable energy 
generation and energy 
supply, with the aim of 
achieving net zero 
operational carbon. 

• Average 7 Star Nationwide House Energy Rating Scheme 
(NatHERS) rating. 

• Onsite renewable energy generation (solar photovoltaic). 

• Design buildings to be all electric, avoid other fossil fuels.  

• Thermal comfort through passive design  

• All residual operational energy 100% renewable (energy 
required by the development after accounting for on-site energy 
efficiency and renewable energy infrastructure)   

• Reduce impact of embodied carbon emissions through re-
use/retention of buildings and materials. 

Sustainable Transport – 
facilitating increased 
active transport with the 
aim of reducing private 
vehicle trips and setting 
the condition to ensure a 
smooth transition for the 
future uptake of electric 
vehicles. 
 

• Bicycle parking for all development types, e.g. min 1 space per 
dwelling, 1 space per 100sqm retail net leasable area.  

• Electric vehicle charging infrastructure, e.g. Electrical capacity 
capable of supporting the provision of an appropriate moderate 
speed, efficient EV charging outlet to all apartment car parking 
spaces. 

• Facilities design requirements (for bicycle, motorcycle, moped, 
electric bicycle, scooters) to support modal shift. E.g. well 
located, comfortable parking and end of trip facilities.  

Integrated Water 
Management - reduction 
of potable water 
consumption through 
efficiency measures and 
use of non-potable water 
sources, and the 
improving the quality of 
stormwater discharging 
from site. 

• Reduce potable water use on site by at least 30% compared to 
equivalent standard development. 

• Design to capture and utilise water efficiently, e.g. onsite 
recycling of wastewater through the installation of approved 
greywater or blackwater systems. 

• Reduce run-off through on-site detention and retention. 

• Drought tolerant landscaping.  

Green Infrastructure -  
increasing the amount of 
green infrastructure to 
provide a range of 
ecosystem service 
benefits and reducing the 
contribution of the built 
environment to the urban 
heat island effect. 

• Green Factor score of 0.55, or 40% of the total site coverage 
area (20% for Industrial or Warehouse) must comprise green 
cover 

• Support creation of complex and biodiverse habitat. 

• Siting of buildings should seek to retain existing mature canopy 
trees 

Climate resilience - 
improve the resilience of 
the built environment to 
climate change related 
hazards and natural 
disasters. 

• To reduce heat island effect - Min 75% site area consisting of 
green infrastructure, cool/reflective roofing and shading, water 
feature or pool, hardscaping with solar reflectance index of min 
40.  

• Pedestrian pathways designed for thermal comfort, including 
landscaping.  
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Theme Proposed ‘Elevating ESD’ provision’s key requirements   

Indoor Environment 
Quality - improving the 
comfort of building 
occupants including 
internal temperatures, air 
quality and daylight 
access. 

• Thermal comfort through ventilation. E.g. cross ventilation of all 
habitable rooms of single/double dwelling developments, and 
60% of all apartments should be effectively naturally ventilated. 

• Daylight level across the entirety of every habitable room of 100 
lux. 

• 70% of all dwellings in a development should achieve direct 
sunlight for 2 hours on the 21st day of June to at least 1.5m 

Circular Economy - 
improving rates of 
resource recovery during 
both construction and 
operation and closing the 
loop by encouraging the 
use of materials with 
recycled content as an 
alternative to virgin 
materials. 

• Waste and recycling infrastructure to support recycling, such as 
an appropriate number of bins, signposting, waste chutes, and 
cleaning facilities. 

• On-site management of food waste through composting or other 
waste recovery. 

• Collection, storage, and reuse of garden waste, including on-site 
treatment where possible.  

• Collection and storage of glass recycling 

• Collection and storage of containers under any Container 
Deposit Scheme.  

 
What type of permit applications will the policy apply to? 

The proposed policy applies to new buildings and significant alterations and additions (over 
50 square metres) where a permit is already required under a zone. There are a few 
exemptions, including single dwellings and associated works, VicSmart applications, and 
other works associated with a relatively small floor area.  The policy does not create any 
new planning permit triggers.  
 
The policy applies to a range of development types, such as residential, office, retail and 
industrial, and other non-residential uses such as education centres and leisure and 
recreation facilities.  
 
Transitional provisions apply, meaning that applications lodged (or permits approved) before 
the amendment is approved are exempt.  

 
Process proposed for the planning scheme amendment   
 
A planning scheme amendment is needed to implement the proposed improvements to ESD 
policy. Councils cannot normally undertake an amendment to introduce a Particular Provision 
in the Victoria Planning Provisions (this is a right reserved for the Minister for Planning), 
however legal advice found councils can prepare the amendment and ask the Minister to 
authorise it, like any regular amendment.  
 
Consequently, the Minister for Planning has the ability to veto the proposed reform.  
 
If the Minister supports it, it is expected that they would turn the amendment request into a 
Group Council (GC) Amendment or a State-led amendment, and establish an Advisory 
Committee to hear submissions from the community and interested stakeholders following 
exhibition of the amendment.    
 
If ultimately approved by the Minister, the amendment will deliver a net community benefit 
ensuring that a significant number of planning schemes achieve positive environmental, 
societal and economic outcomes through climate action. In conjunction with the proposed 
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National Construction Code (NCC) 2022 changes, the amendment will support energy 
efficiency and the Victorian Government’s proposed 7-star energy efficiency rated homes by: 

• Maximising the benefits of solar panels; 

• Supporting all-electric homes; and 

• Facilitating economic, health and climate benefits from ambitious energy efficiency 
standards. 

 
Next steps    
 
Signing the Memorandum of Understanding  

To participate in Stage 2 of the reform project, Darebin will need to sign the MOU. The MOU 
provides a Terms of Reference and a general framework for a collaborative and cooperative 
partnership between the parties (CASBE and the participating councils) and defines the 
governance for the project, including operational activities, financial contributions and the 
decision-making framework.  
 
Seek Authorisation from the Minister 

The participating councils will lodge individual amendment authorisation requests to the 
Minister at the same time and will then ask the Minister to join the requests as a GC (group 
council) amendment as discussed above.  
 
It is important to note that authorisation from the Minister may take several months given the:  

• many councils involved;  

• extent and scope of the amendment and the desire to assess its merits and mechanics 
against the Victorian Government’s own provisions to be introduced as outlined within 
the ‘ESD Roadmap’ program;  

• pending State election in the latter half of 2022. 
 
The above will have flow-on implications for when an Advisory Committee process and 
associated panel hearing could be conducted. In effect, Stage 2 may take several months to 
initiate and an additional 12-18 months to complete. It is expected that CASBE will supply 
participating councils with a detailed project plan. 
 
Advocacy and communications  

Advocacy is required owing to the pioneering nature of the amendment which seeks to go 
beyond the requirements expected to be introduced by the Victorian Government’s ESD 
Roadmap policy reform program. The objectives of advocacy are:  

• To advocate for the introduction of the Elevated ESD planning policy into the Victorian 
Planning Scheme. 

• To raise awareness, encourage involvement and garner support for the project from 
community and stakeholders.   

 
Key Audiences:  

• State government - Department of Environment Land Water and Planning, Ministers 
and Advisors, Shadow Minster, elected representatives. 

• All Victorian councils. 

• General community and environmental groups.  

• Development industry and peak industry bodies. 
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Key messages: 

• A group of leading Victorian councils are collaborating to drive change to deliver 
liveable buildings and communities. 

• Strong planning policy can deliver healthier and more resilient places that are also 
adaptable to climate change impacts. 

• A group of leading Victorian councils have undertaken innovative research to 
demonstrate that strong ESD outcomes, including zero carbon buildings, are 
technically feasible and scalable to most municipalities in the state.  

 
The proposed advocacy activities to State Government include a joint letter from the Mayors 
of participating Councils to the Minister for Planning and Housing, Minister for Energy, 
Environment and Climate Change, and Minister for Local Government and Suburban 
Development, outlining the benefits to the community and how this Amendment should be 
adopted as a part of the State Government’s ESD Roadmap policy reform program. 
 
The awareness-raising communications for the development community and wider 
community will be centred around informing groups on the progress and timing of the 
amendment, as well as providing education and technical information about the proposed 
policy. The planned activities include communications via webinars, online council website 
content, social media, community newsletters, and other channels such as local climate 
action networks, resident groups and climate related foundations and NGOs.  
 
The activities are classified as ’Inform’ level on the IAP2 spectrum. Stakeholders and 
community will be able to ask questions and provide informal feedback, however the 
communications messaging will make it clear that there will be an opportunity to make formal 
submissions when the proposed amendment is on exhibition.  
 
The collateral and communications will be developed by the CASBE working group, with 
opportunity for input and involvement by communications officers of participating councils. 
The rollout is proposed to occur following lodgement of the authorisation request and will be 
centrally led by CASBE. 
 

CONSIDERATION OF LOCAL GOVERNMENT ACT (2020) PRINCIPLES 

Financial Management  
 
Council has allocated budget to join the CASBE project to develop a zero-carbon planning 
policy and planning scheme amendment.  The draft 2022-23 budget includes provision for 
this.  Undertaking the project collaboratively offers significant financial savings by enabling 
shared costs associated with the amendment.  
 
Participating councils are asked to financially contribute to cover the cost of tasks, projects 
and associated items in relation to Stage 2 of the Project. The contribution structure is 
essentially a sliding scale allowing for contribution amounts to change based on the number 
of councils joining. An informal officer-based Expression of Interest conducted by CASBE 
indicated that over 20 councils will likely join, meaning Darebin Council’s financial 
contribution would be approximately $20,000. The officer-based EOI is not a guarantee, but 
is the best estimate of the number of councils likely to join Stage 2. For this reason, the exact 
financial contribution payable by each participating council may be higher than the 
anticipated $20,000 if less than 20 councils join. The final amount will be determined by the 
end of June 2022 after all CASBE councils have resolved whether to join Stage 2 and sign 
the MoU.  
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Community Engagement  
 
There has been no specific community engagement undertaken as part of Stage 1 of the 
project (development of the evidence base) due to the technical nature of the work. Some 
targeted stakeholder feedback was sought in November 2021 with some industry 
stakeholders. This included a small group of ESD technical professionals, industry bodies 
(e.g. PCA, GBGA, UDIA, HIA, PIA invited), a small number of developers, and DELWP 
stakeholders.  

 
Formal community consultation will occur as part of the exhibition period in the planning 
scheme amendment process. This process will ensure that all submissions are properly 
documented and given due consideration, including by a planning panel.  
 
To ensure that the community and stakeholders have ample time to provide feedback, an 
extended exhibition period will be provided. Darebin officers will also work with other 
Councils to ensure the extended period includes measures to reach our diverse 
communities, and that our communities are well supported to participate in the submission 
process.  

Other Principles for consideration 

Overarching Governance Principles and Supporting Principles 
 
(c)  the economic, social and environmental sustainability of the municipal district, including 

mitigation and planning for climate change risks, is to be promoted; 
 
If this planning scheme amendment is adopted, it will help mitigate climate changes risks and 
reduce operating costs for future tenants. 

Public Transparency Principles 
 
(a)  Council decision making processes must be transparent except when the Council is 

dealing with information that is confidential by virtue of this Act or any other Act; 
 
During the formal public exhibition period, public information will be communicated in a way 
that is understandable and accessible.  

COUNCIL POLICY CONSIDERATIONS 

Environmental Sustainability Considerations (including Climate Emergency)  
 
Council’s approach to the implementation of sustainability controls and a zero-carbon 
planning policy into the Planning Scheme constitutes a significant climate risk mitigation 
action that will reduce the use of fossil fuel-based energy by households, businesses and for 
transport in Darebin. It would expect to deliver significant environmental benefits.  

Equity, Inclusion, Wellbeing and Human Rights Considerations: 
 
Improvements to the sustainability performance of buildings will be of socio-economic benefit 
to the community by reducing the running costs of buildings.  This also supports housing 
affordability and maintaining quality of living standards for low income or financially strained 
individuals.   
 
More broadly this would be contributing to reduced health and economic impacts that will 
arise from climate change. 
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The amendment would increase resilience to regional power or water disruptions by 
increasing use of renewable energy, rainwater harvesting and stormwater treatment. 
 
General health and wellbeing of occupants would increase with better access to fresh air, 
natural ventilation, daylight and direct sunlight where appropriate.  It will support transition to 
electric vehicles which will reduce local air pollution and associated health impacts. 
 
The amendment has been considered against the Victorian Charter of Human Rights and 
Responsibilities Act 2006 and is not considered likely to breach or infringe upon, the human 
rights contained in the Act.  

Economic Development and Cultural Considerations 
 
The amendment includes consideration of economic effects in a number of ways.  The 
proposed ESD requirements were tested against a range of development typologies and 
contexts to determine their practical suitability and indicative capital cost impact.  The Cost 
Benefit Analysis focused on the costs associated with addressing the Standards and was 
accompanied by a breakeven analysis to demonstrate value to the community. 
 
The assessments considered the individual development costs and the potential impact on 
the purchase component of housing affordability.  This was in conjunction with the broader 
economic development costs of delivering more sustainable development which addresses 
climate change adaptation and mitigation, as well as social effects; many of which require 
deeper analysis and investigation to quantify and measure at scale.  The assessments 
underpinned a number of changes made to ensure that the Standards proposed did not 
impact on development viability. 
 

Social effects 

The proposed policy would bring about positive social effects such as through: improvement 
to the general health and wellbeing of occupants and users through improved building design 
(e.g. natural ventilation, access to sunlight and green infrastructure); a reduction in the 
operative and running costs for residents, owners, and tenants; and a cleaner energy mix in 
terms of Victoria’s energy grid and transportation methods which is associated with a 
reduction in air quality emissions and supports broader community health benefits. 

Economic effects 

The policy may support the following broader economic effects:  

• Growth of specialised and skilled services in sustainable development and renewable 
energy; 

• Job creation and employment in new and emerging fields; 

• Innovation and technology growth to support addressing the relevant objectives and 
standards.  

Operational Impacts 
 
The amendment is not expected to have notable operational impacts.  It would not increase 
the number of planning permit applications as it does not propose to introduce any new 
planning permit triggers.  Planning staff would be trained about how to assess the new 
policy, as with any new amendment. The EETPP will develop guidance material to assist 
planners and applicants interpret and apply the new requirements (such as sustainable 
building design guidelines and other templates).  
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In some cases, permit application referrals to an ESD officer will be required for expert 
advice. Opportunities exist for use of shared resources between councils to support the 
provision of referral comments.   

Legal and Risk Implications 
 
There are no particular legal risks.   
 
The main risk is that it is not clear if the Minister for Planning will support this amendment.  
This amendment is seeking to utilise a provision which does not currently exist within the 
suite of the Victoria Planning Provisions (VPP). 
 

The proposed ESD amendment is pioneering and goes above and beyond the confines of 
state policy. As such, legal advice was obtained by CASBE to advise the best way to 
implement the policy in the planning scheme. The legal advice confirmed that councils can 
seek to insert a new Particular Provision into the planning scheme, provided councils have 
authorisation from the Minister to do so.  If this is rejected by the Minister, participating 

councils could ask the Minister to be the proponent of the amendment.   
 

This proposal also supports Council to fulfil its climate change adaptation responsibilities 
under the Planning and Environment Act 1987 (Vic) and considerations for sound planning 
decisions in relation to climate change adaptation. 

IMPLEMENTATION ACTIONS 
 
Next stage actions:  

• Sign stage 2 MOU.  

• Seek authorisation from DELWP to prepare and exhibit a planning scheme amendment 
for the new ESD policy.  

• Undertake informal community awareness raising communications, centrally led by 
CASBE, to raise the profile of the planning scheme amendment.  

• If authorisation to prepare a planning scheme amendment is granted by the Minister, 
councils will then prepare for public exhibition.  

• Further supporting analysis may be undertaken, as required to support the amendment 
in Stage 2 of the project. 

 
Attachments 

• Technical ESD and Development Feasibility report (Hip V. Hype) (Appendix A) ⇩  

• Elevating ESD Targets Planning Advice report (Hansen Partnership) (Appendix B) ⇩ 

 

• Elevating ESD Targets Cost Benefit Analysis report (Frontier Economics) (Appendix 

C) ⇩  

• Amendment C208dare Authorisation Documents (Appendix D) ⇩   

 
DISCLOSURE OF INTEREST 
 

Section 130 of the Local Government Act 2020 requires members of Council staff and 
persons engaged under contract to provide advice to Council to disclose any conflicts of 
interest in a matter to which the advice relates. 
 
The Officer reviewing this report, having made enquiries with relevant members of staff, 
reports that no disclosable interests have been raised in relation to this report. 

PC_14062022_AGN_2009_AT_files/PC_14062022_AGN_2009_AT_Attachment_12648_1.PDF
PC_14062022_AGN_2009_AT_files/PC_14062022_AGN_2009_AT_Attachment_12648_2.PDF
PC_14062022_AGN_2009_AT_files/PC_14062022_AGN_2009_AT_Attachment_12648_3.PDF
PC_14062022_AGN_2009_AT_files/PC_14062022_AGN_2009_AT_Attachment_12648_4.PDF
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Sustainability Planning Scheme Amendment - Background Research

Part A. Technical ESD and Development Feasibility
Municipal Association of Victoria on behalf of the Council Alliance for a Sustainable Built Environment

Version: Final (Updated)  
Date: 28 March 2022
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DISCLAIMER

This document and any information provided have been prepared 
in good faith based on the best and most up-to-date advice 
available. HIP V. HYPE Sustainability cannot be held liable for 
the accuracy of the information presented in this document. Any 
images included are for illustrative purposes only.

This document and all its contents are © COPYRIGHT HIP V. 
HYPE GROUP PTY LTD 2020 (except photographs credited 
otherwise). “HIP V. HYPE”, the 4 “H” device and all related names 
and logos are trade marks of HIP V. HYPE GROUP PTY LTD. This 
document is the intellectual property and confidential information 
of HIP V. HYPE Sustainability PTY LTD and their related entities 
and are not to be copied, reproduced, shared or disclosed without 
the prior consent in writing of HIP V. HYPE GROUP PTY LTD.

WHO WE ARE

HIP V. HYPE Sustainability provides advice that is commercially 
grounded, yet ambitious. We pursue exceptional outcomes that 
are socially, economically and environmentally sustainable and 
enable action across government, institutions and organisations. 

We seek to partner with those who are willing to think 
strategically to achieve better. We lead, collaborate and support 
others to deliver impact and build Better Cities and Regions, 
Better Buildings, and Better Businesses. 

—

We respectfully acknowledge that every project enabled 
or assisted by HIP V. HYPE in Australia exists on traditional 
Aboriginal lands which have been sustained for thousands of 
years.

We honour their ongoing connection to these lands, and seek to 
respectfully acknowledge the Traditional Custodians in our work.

KN: Traditional custodians statement 

HIP V. HYPE Sustainability Pty Ltd is a Climate 
Active certified carbon neutral business.

REV DATE DETAILS NAME, 
POSITION

SIGNATURE

0.1 29.10.21 Draft Gavin Ashley, 
Lead

1.0 3.12.21 Final Gavin Ashley, 
Lead

1.1 14.12.21 Final Gavin Ashley, 
Lead

1.2 28.03.22 Final 
(updated)

Gavin Ashley, 
Lead
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2

Introduction

POLICY CONTEXT

The evolution of planning policy and its relation to delivering 
sustainability outcomes in the built environment is long and 
complex. Whilst there is some State planning policy support for 
sustainability outcomes, much of the environmental sustainability 
planning policy development has been developed through local 
policy. In 2013 the City of Melbourne developed a local policy; 
Clause 22.19 - Energy, Water, Waste Efficiency.  In 2015, 6 local 
councils collaborated on a planning scheme amendment for a 
local ESD policy.  Almost identical ESD policies are now in place in 
over 20 municipal planning schemes.

City of Melbourne is now progressing an update and a 
broadening of their own local policy, and CASBE (supported by 
31 councils) is progressing a new policy which would replace 
the existing ESD policy in some Councils and introduce an ESD 
assessment approach to others. The policy update is required 
to respond to evolving best practice and to reflect the increased 
urgency in response to climate change.

SCOPE

CASBE has commissioned background research in three parts:

 – Part A. Technical ESD and Development Feasibility
 – Part B. Planning Advice 
 – Part C. Economic Benefit Cost Analysis 

A consultant team comprising Hansen Partnership, Frontier 
Economics and HIP V. HYPE Sustainability has been appointed to 
undertake the background research. This report responds to Part 
A of the brief. HIP V. HYPE have been supported in responding to 
Part A by Jackson Clements Burrows (JCB) Architects.

CASBE has developed policy objectives and standards to a 
working draft stage to support the project. All parts of the 
project are focused on testing these objectives and standards 
and developing evidence to justify their inclusion in the planning 
scheme. 

For approximately 20 years local government in 
Victoria has been leading both voluntary and policy led 
approaches to sustainable design assessment in the 
planning process. This leadership is built on community 
expectation, their role as a responsible authority and the 
urgency to act on critical environmental challenges such 
as climate change. 

Both planning and building processes have a role 
in evolving and elevating best practice to deliver a 
sustainable built environment. The Council Alliance for 
a Sustainable Built Environment (CASBE) is an alliance 
of Victorian councils committed to the creation of a 
sustainable built environment within and beyond their 
municipalities with a focus on the planning process as 
the lever for delivering more climate and environmentally 
responsive development.

CASBE provides a supportive environment for councils 
and seek to enable the development industry to achieve 
better buildings through consultative, informative 
relationships. In this work CASBE is acting on behalf of 31 
member councils to develop an evidence base to support  
new planning policy. CASBE is auspiced by the Municipal 
Association of Victoria and is the owner and manager of 
the Built Environment Sustainability Scorecard (BESS), a 
key tool for demonstrating environmentally sustainable 
design (ESD) credentials at the site scale, at the planning 
stage. 

The scope of Part A is as follows:

Task 1 – Design Response

This task involves the development of design responses which 
meet agreed objectives and standards for 8 building typologies. 
The design responses build on case studies drawn from councils 
who are supporting the research, some of whom have a local ESD 
policy in place and others who rely on State policy or other locally 
specific provisions for assessing ESD at the planning stage. 

Task 2 – Technical Feasibility

This task includes the analysis of technical feasibility of these 
design responses.

Task 3 – Development Feasibility (Financial Viability)

This task presents an itemised development feasibility of each 
standard, including cost variations where applicable and benefits 
(including financial) that are applicable to each standard.

Task 4 – Prepare a summary of recommendations

This task includes a summary of recommendations, including any 
variations or recommendations for removal of any standards and 
their justification. 

The method applied to the above scope is detailed in Section 2 of 
this report.
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Introduction

PURPOSE OF REPORT

The purpose of this report is to present the outcomes of the 
above research, which when combined with the outputs of Part B 
and Part C, represent a robust evidence base to support further 
development of the proposed planning scheme amendment. 

The report allows the planning scheme amendment process to 
consider likely impacts of the proposed policy from a technical 
feasibility and financial viability perspective, recognising that the 
benefits of ESD standards accrue to a range of stakeholders in 
the development process. 

STRUCTURE OF REPORT

The report is structured as follows:

1. Executive Summary

2. Introduction (this section)

3. Method (detailing the approach to the meeting the 
requirements of the project)

4. Technical Feasibility and Financial Viability (detailing the 
results of the two critical research components across each ESD 
category)

5. Conclusions (key findings and further research)

6. Appendices

Rooftop garden and solar photovoltaic panels at Burwood Brickworks. 
Photography by Kim Landy
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Method

CASE STUDY SELECTION 

To ensure the proposed elevated standards were assessed 
against a diverse and representative sample of developments, 
HV.H worked with the CASBE and its network of councils 
to identify suitable case studies. These case studies were 
selected to satisfy the typology criteria (below), provide a 
diversity of localities and local policy contexts. ‘Middle of the 
road’ examples were sought to ensure that the case studies 
chosen were representative of standard responses to existing 
policy settings. Sufficient documentation of the endorsed 
developments was also a consideration.

For each typology, two case studies were sourced which 
represented councils with local ESD policies (from the 2015 and 
subsequent amendments) and councils without. 

The approach to the project for this technical and 
development feasibility research has centred on applying 
a range of proposed standards across six ESD categories 
or themes to real world case studies. Appropriate design 
responses to meet the standards were developed and 
their impact documented. 

This section of the report outlines the method applied to 
the project.

TYPOLOGY INNER URBAN SUBURBAN REGIONAL

(RES1) Large residential mixed-use development >50 
apartments and small retail

ESD Policy Non-ESD Policy

(NON-RES 1) Large non-residential >2,000 m2 GFA 
office development

ESD Policy Non-ESD Policy

(NON-RES 2) Large industrial >2,000 m2 ESD Policy Non-ESD Policy

(RES 2) Small multi-dwelling residential <3 dwellings ESD Policy Non-ESD Policy

(RES 3) Small multi-dwelling residential >5 dwellings but 
< 10 dwellings

ESD Policy Non-ESD Policy

(RES 4) Small residential apartment building >10 
dwellings but <50 dwellings

ESD Policy

Non-ESD Policy

(NON-RES 3) Small non-residential office and retail 
<2,000 m2

ESD Policy Non-ESD Policy

(RES 5) Single dwelling and/or residential extensions 
greater than 50 m2

Non-ESD Policy

Matrix detailing the eight typologies, the case study locality type and the local ESD policy context.

For the single dwelling typology, only one case study was sourced 
as this typology does not commonly have a local ESD policy 
applied. Note that some non-ESD policy case studies for Inner 
Urban and Suburban councils included ESD Statements and/
or assessments against the Built Environment Sustainability 
Scorecard (BESS) which highlights the voluntary uptake of such 
objectives and tools despite a lack of local planning policy.

The councils of Melbourne, Port Phillip, Stonnington, Yarra, 
Darebin and Moreland were considered Inner Urban, all other 
metropolitan Councils considered Suburban and all councils 
outside the metropolitan boundary considered Regional. 
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Method

DOCUMENTATION 

The proposed standards (which were sourced from work 
developed to working draft stage by CASBE) were reviewed by 
HV.H against the case study documentation including plans, ESD 
Statements and BESS assessments, and these base case design 
responses documented. Where documentation was not sufficient 
to determine the base case design response, assumptions were 
based on the BESS benchmarks, policy or regulatory settings 
and/or using the response of the other base case for the same 
typology. 

To allow for standardisation of results across both case studies 
and the alternative, the second base case was ‘scaled’ using built 
form of one case study (the case study with a local ESD policy). 
This involved using the built form parameters of the first case 
study such as site area, gross floor area and dwelling number 
but applying the design responses of the second case study. 
This provided for a consistent basis for comparison. This was 
particularly relevant for initiatives that were directly informed 
by the scale of the built form such as bicycle parking, where 
total parking numbers were not comparable and a parking ratio 
applied to the selected built form allowed for equivalence. 

ALTERNATIVE DESIGN RESPONSES AND TECHNICAL 
FEASIBILITY 

Following the documentation of the base case designs, 
alternative design responses which satisfied the proposed 
standards were developed by HV.H for all standards (with the 
exception of those that had been ruled out by through preliminary 
assessment by Hansen Partnership). These responses included 
specifications or a built form response, and aimed to clearly 
communicate the change required to meet the proposed 
standards as the key input into the cost benefit analysis.

For those initiatives which had a built form response, these 
were discussed at a series of design workshops attended by 
HV.H Sustainability, HV.H Projects and JCB Architects. The 
implications of the standards were tested to ensure that any built 
form response was cost-effective and technically feasible.

Electric vehicle charging station at The Cape development. 
Photography by Kim Landy

BENEFITS EVALUATION 

A range of benefits associated with the alternative design 
responses were evaluated by HV.H including quantitative 
benefits such an operational energy, operational water and 
landfill diversion. Qualitative benefits were also noted such as 
carbon reduction, thermal comfort improvements and ecosystem 
services benefits.

Operational energy (HVAC and hot water) and water benefits 
(potable water reduction for interior uses and irrigation) were 
quantified using the BESS calculators. Other figures such as total 
energy use, construction and organic waste generation, and 
embodied carbon of concrete were quantified using industry 
benchmarks and average figures. Refer to appendices for further 
detail of sources and calculations methodology.

These benefits were communicated to Frontier Economics for 
incorporation into the cost-benefit analysis.
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Urban greenery in Elwood. Photography by Adam Gibson

Method

FINANCIAL VIABILITY 

Through the analysis, HV.H provided preliminary feedback on the 
proposed standards to Hansen where the costs and/or yield loss 
were considered prohibitive. Such examples include requiring a 
separate line of travel for cyclists in basement car parking.

The capital cost of design responses was quantified for 
standards where the alternative response was different to the 
base case and the alternate response incurred either a cost or 
saving.  These capital costs were communicated to Frontier 
Economics for incorporation into the cost-benefit analysis. 

The costs were derived from a range of sources according to the 
following hierarchy:

 – Rawlinsons Australian Construction Handbook (note that the 
2020 version was used as this was considered less likely to 
be impacted by fluctuations in the market during the COVID 
pandemic)

 – Suppliers (written and verbal quotations) and product listings
 – Industry reports
 – Consultancies with industry expertise

Refer to appendices for full list of costs and sources. 

STANDARDS RECOMMENDATIONS 

Insights from the above analysis informed advice from HV.H to 
Hansen as to whether a proposed standard should be excluded 
or modified to ensure improved financial and technical feasibility. 
Such examples include some required rates of on-site solar 
photovoltaic generation not being achievable, or reducing the 
prescriptive approach of non-residential ventilation standards.

COST-BENEFIT ANALYSIS INTEGRATION

Discussions between HV.H and Frontier Economics ensured 
that the capital costs and quantitative and qualitative benefits 
HV.H documented were appropriate and could be integrated into 
the cost benefit framework. These costs and benefits from the 
technical and financial analysis were incorporated by Frontier into 
the cost-benefit analysis.

REPORTING

The above activities, outputs and insights are summarised within 
this report. Key findings, limitations and next steps are detailed 
for use by the Municipal Association of Victoria as part of the 
future Sustainability Planning Scheme Amendment.

Note that as work of different expertise streams (e.g. ESD and 
planning) was undertaken in parallel, there are some differences 
in wording and distribution of draft standards across different 
ESD categories as these have evolved over time. This report has 
aligned category theme wording as best as possible with the 
planning report, and a summary of the relationship between ESD 
categories as defined in the planning report has been included as 
an appendix for reference. 
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Technical Feasibility and  Financial Viability

ESD CATEGORIES

This report is based on six ESD categories as follows:

 – Operational Energy
 – Sustainable Transport
 – Integrated Water Management
 – Indoor Environment Quality (IEQ)
 – Circular Economy
 – Green Infrastructure

Note that the above categories were based on an early 
restructured categorisation by Hansen Partnership which 
removed the ‘Climate Resilience’ theme and redistributed 
standards initially under that theme. The ‘Climate Resilience’ 
theme was reintroduced as part of subsequent planning advice 
after the ESD analysis was undertaken, while the ‘Circular 
Economy’ category was split into two called ‘Waste and Resource 
Recovery and ‘Embodied Emissions’ (see Appendix D).

In this section of the report, results are presented for each 
category in turn, drawing on analysis relating to both technical 
and financial impacts of proposed standards.

The results are presented in table format. The tables have 
adopted the same structure as the early set of restructured 
standards presented by Hansen. The standards tested in this 
analysis were also from the early restructure by Hansen, with 
wording largely unaltered at that stage. Subsequent rewording 
by Hansen was reviewed by HV.H to ensure the intent of both 
versions was similar and that the technical analysis would not be 
impacted.

The table sets out the following in relation to each standard:

 – Standard (description) 
 – Nested standard (this applies only when the standard differs 

between typologies)

Then with reference to base cases (Local policy, State policy) 

 – Design Impact (including variations between typologies)
 – Cost impacts (by typology)
 – Benefits (by typology)
 – Recommendation

This section of the report outlines the results of technical 
feasibility and financial viability testing of proposed 
objectives and standards. 

Construction site of townhouse development. 
Photography by Sunlyt Studios

Our advice in the recommendations is either to retain a standard 
in its current form, to modify a standard or to remove the standard 
altogether. In the case that a standard is recommended for 
removal either by Hansen or HV.H, the standard is noted as:

 – Appropriate as a guideline (e.g. Guidelines for Sustainable 
Building Design)

 – Appropriate for incorporation in future updates to the BESS
 – Requiring further testing and analysis to determine potential 

pathway
 – Is inappropriate to be addressed through any of the above 

mechanisms. 

Where a standard is recommended to be modified, this feedback 
has been incorporated by Hansen into the planning advice 
Following the tabulated analysis a summary is provided for each 
category. 
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Operational Energy

This theme focuses on energy efficiency, on-site 
renewable energy generation and energy supply, with the 
aim of achieving net zero operational carbon. 

Rooftop solar photovoltaic panels at Burwood Brickworks. Photography by Kim Landy
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Operational Energy

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S1 A Net-zero carbon 
performance from all 
operational energy use must be 
achieved through a combination 
of measures

There is no design impact as this 
standard is met by a range of other 
standards (e.g. S2, S6, S8)

N/A N/A We recommend that the standard be 
removed and reinstated as an objective 
only as other standards deliver energy 
efficiency, prohibit fossil fuels, deliver 
on-site renewable energy generation 
and require off-site renewable energy 
purchasing.  

S2 No natural gas or other 
onsite fossil fuel consumption is 
permitted 

(*continued on next page)

Design / technical impact is generally 
negligible with the exception of very 
large buildings. No design responses 
created insurmountable issues with 
technical feasibility. In regard to hot 
water provision, in larger residential 
typologies, the most likely design 
response to meet the standard is a 
centralised electric hot water heat pump, 
which has a reasonably significant 
impact on roof plant spatial allocation 
(but does not result in a reduction of any 
residential space). Design responses 
for all other typologies ‘swap out’ gas 
instantaneous or storage hot water 
systems for either electric heat pumps 
(smaller residential) and electric 
instantaneous (non-residential). 
 

The cost impact varies. The 
electric alternative generally has 
a higher capital cost than the gas 
alternative, with the exception of 
the electric instantaneous which 
is marginally favourable in terms 
of capital cost. Whilst not included 
in our analysis of costs, where the 
infrastructure associated with gas 
is avoided altogether further cost 
reductions are available. 
 
In certain circumstances, 
electricity peak demand may 
trigger a contribution to network 
infrastructure (such as a 
transformer upgrade). 
There is an avoided future cost 
of retrofit (would be required to 
meet State and National carbon 
reduction targets).

All electric alternatives with the exception 
of electric instaneous offer an operational 
energy and corresponding cost saving. 
Smaller residential typologies also offer 
the benefit of avoiding a supply charge 
for gas. 
 
Electric alternatives can further reduce 
carbon impact when matched with on-
site renewable energy or completely 
remove operational energy emissions if 
there is a renewable electricity contract in 
place. 
 
Gas alternatives lock in fossil fuel 
dependence and do not allow for zero 
carbon in operation without offsets.

Excluding natural gas also better aligns 
inclusion of demand management 
systems with potential future income 
There is also greater certainty around 
achieving zero net emissions given 
the future emissions intensity of the 
electricity and gas networks are not 
locked in for the life of a building. Whilst 
carbon associated with grid electricity 
will decrease with clear policy and trend, 
for gas networks this is much less clear.

The standard has strong justification 
based on a range of benefits and 
manageable cost impacts.   
 
We recommend the standard be 
discretionary to allow for the very limited 
range of uses (e.g. commercial kitchens 
and industrial uses with high thermal 
loads) where further industry transition is 
required before a mandatory control can 
be introduced. This discetion should be 
applied in very limited circumstances.  
 
We recommend that the proposed 
Guidelines for Sustainable Building Design 
apply discretion for electric instanteous 
systems for taller residential buildings and 
non-residential buildings. 
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Operational Energy

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S2 No natural gas or other 
onsite fossil fuel consumption is 
permitted

(*continued from previous page)

The design response for all typologies 
for cooking was electric induction. For 
many of the typologies, induction was 
already specified. Induction cooking is 
now common in residential development 
(estimated to be approximately 25% 
of applications in City of Yarra in 2021) 
and no design responses created 
insurmountable issues with technical 
feasibility, however may contribute to 
peak electrical demand for the building. 
Food and beverage (commercial kitchen 
scale) may present some challenges 
from a market acceptance perspective. 

The cost impact is approximately 
25% at the dwelling level, but 
maybe partially offset by reducing 
piping costs from central gas 
supply.

Electric induction cooking is: 
_More efficient than gas cooking offering 
an operational energy saving 
_Safer than gas cooking 
_Able to be matched with renewable 
energy 
_Avoid health (air quality) impacts 
associated with indoor gas combustion

See above.

S4 Residential (Class 1 & 2) and 
Aged Care (Class 3) only 
Residential developments 
should achieve an average 7 
Star NatHERS

The design impact of meeting the 
proposed standard varies according 
to strategies employed and can be 
achieved using a variety of methods 
including passive solar design changes 
(orientation, window size, window 
placement, shading) or specification 
improvements (window performance, 
insulation).

No capital cost is incurred as the 
proposed standard is already 
recommended to be included in 
the proposed changes to National 
Construction Code (NCC) in 2022.

If this does not occur it is highly 
likely that the Victorian government 
will take the step to 7-star 
themselves.

The heating and cooling energy 
consumption benefit of moving from 6 
star to 7 star NatHERS is approximately 
28% reduction in predicted energy 
use per m2. This benefit has not been 
incorporated in the cost benefit analysis, 
because the increase in thermal 
performance will likely be required 
through a building permit requirement in 
the short term. 
 
A health and wellbeing benefit would also 
be delivered related to the improvement 
in thermal performance. 

We recommend that the standard be 
retained for completeness, but removed 
from the proposed planning scheme 
amendment if the proposed 7 star NCC 
2022 standards (or Victorian variation) are 
confirmed. 

We recommend that aged care (Class 
3) not be included as NatHERS is not an 
appropriate measure for this development 
type. 
 
We recommend that evidence from the 
following report be used to support the 
evidence base if the proposed NCC 2022 
changes are not adopted as drafted.

S5 Residential and aged care 
only 
Provide external natural clothes 
drying facilities that does not 
impact open space area or 
visual amenity

The design impact of meeting the 
proposed standard is restricted to 
amenity and visual obstruction issues. 
Many owners corporation rules still 
prohibit hanging clothes on balconies 
where they can be seen by other 
residents, but a range of flexible 
solutions are now available that nest 
drying clothes in behind the balustrade 
and also allow for the space to be usable 
for recreation when not in use. In an 
aged care setting, the impact is similar. 
Note that some planning overlays or 
restrictions on title prohibit clothes lines 
being visible from frontage.

Capital cost is negligible, so has not 
been sourced.

Benefits relate to operational energy 
savings, as outdoor drying avoids the 
use of clothes dryers but have not been 
quantified.

We recommend that the standard be 
retained in its current form, but more 
consultation occur with the aged care 
sector to ensure that guidelines for 
implementation do not impact private open 
space amenity.  
 
We recommend that the term open space 
be clarified (private open space versus 
public open space).
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Operational Energy

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S6 Maximise onsite renewable 
energy generation to meet or 
exceed predicted annual energy 
use: 
Medium density only 
A 3kW minimum capacity 
solar photovoltaic (PV) system 
must be installed for each 
1-2 bedroom dwelling and an 
additional 1.0kW per bedroom 
for each bedroom there-after. 
The electrical system should 
be designed to maximise on-
site consumption of renewably 
generated electricity (i.e. 
minimizing grid export).

The design impact of solar PV for 
smaller residential typologies (single 
dwellings and town houses) is minimal, 
with roof spaces generally with 
adequate space provision to meet the 
standard. 

Capital cost impact is now less than 
$1,000 per kWp at this scale. 

Solar energy generation offsets on site 
consumption of electricity creating an 
operational saving (with a return on 
investment of generally less than 5 years). 
 
There is a corresponding carbon 
reduction benefit.

We recommend retaining the standard, 
based on strong financial benefit to the 
occupant, but allowing some discretion, 
when there is conflicting roof space with 
an alternative use which has environmental 
or social benefit or when existing or an 
approved building will overshadow the 
roofspace.

If roofspace is restricted, Building 
Integrated Photovoltaic (BIPV) Panels 
could be considered as an appropriate 
strategy to achieve the required solar PV 
capacity, however, should not be required.

We believe this standard could apply to 
single dwellings as well as medium density.

S6 Maximise onsite renewable 
energy generation to meet or 
exceed predicted annual energy 
use: 
Apartments only 
Provide a solar PV system 
with a capacity of at least 
25W per square meters of the 
development’s site coverage, 
OR 1kW per dwelling. *Capacity 
of solar PV system: 
kW = Site coverage (m2) x 25 
(W/m2) / 1000(W/kW). The 
system should be designed 
to optimise use of on-site 
generated electricity

The design impact of meeting the 
proposed standard for apartments 
is significant, especially for larger 
buildings. Based on the largest of the 
case studies (RES 1), a 38kWp system 
would be required to meet the proposed 
standard, however our analysis indicates 
that only 16kWp is achievable (with 
additional pergola shading structures 
to support panels over some communal 
terrace areas), based on rooftop 
capacity. 

Capital cost based on industry 
standards remains below $1,000 
per kWp, but may be higher in 
certain circumstances. 

Benefits are as above for all solar PV 
standards.

We recommend modifying the standard 
to account for discretion in circumstances 
where the amount of unencumbered 
roof space is not available to meet the 
standard. 
 
Whilst the standard could be modified in 
many ways, we consider that because the 
standard is unable to be met only when 
there are significant competing roof top 
uses, that the standard could be reworded 
as discretionary ie that buildings should 
provide the benchmark solar PV capacity. 

We recommend that proposed Guidelines 
for Sustainable Building Design should 
outline specific (narrow) circumstances 
where discretion may be required such as 
competing beneficial roof uses and existing 
or known future overshadowing.

Standard S7 would drive optimisation of 
roof capacity to ensure the best available 
space for solar PV. 

Where apartments are a mixed use 
building (e.g. have ground floor retail), the 
standard for the predominant use in the 
development should apply.
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Operational Energy

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S6 Maximise onsite renewable 
energy generation to meet or 
exceed predicted annual energy 
use: 
Industrial & warehouse only 
All roofs must be structurally 
designed to be able to 
accommodate full PV coverage, 
excluding areas set aside 
for plant equipment or areas 
significantly shaded by other 
structures

The design impact of meeting this 
standard has not been tested as the 
existing structural load of the case 
studies was not able to be determined. 
However, we note that one case study 
planned to engage an engineer at 
building permit application stage to 
ensure the structural design allowed for 
the future installation of solar panels.  
 
Imposing a standard across a whole 
building is somewhat problematic, 
as in the vast majority of situations 
an industrial building would have a 
significantly larger roof than is required 
to match energy consumption with 
solar. Distribution network businesses 
routinely limit the size or export limit 
solar PV installation in business parks 
and industrial estates to ensure network 
issues don’t occur. This would mean the 
roof is designed with capacity that is 
never needed. Portal frames are a highly 
cost effective solution and increasing 
loading would require changes to 
design.  

Not able to be determined as it is 
not clear whether the base cases 
would have required alteration. 

The benefit is that the structure allows 
for additional solar PV to be retrofitted 
at a future date, therefore reducing the 
retrofit cost of reinforcing a structure. 
This increases the feasibility of new solar 
being able to be accommodated.

We recommend engaging a structural 
engineer to provide targeted advice on 
the load requirements of an industrial roof 
to support solar PV to clarify differences 
with current NCC minimum requirements 
(including those proposed under NCC 
2022) or standard designs. 
 
Depending on this advice, we caution 
applying a blanket structural improvement 
across the the whole industrial roof 
space unless the impact / cost is minimal. 
This is because the vast majority of 
industrial roofs will not be used for this 
future purpose. The embodied carbon of 
additional structural steel should also be 
accounted for in this decision. 

We recommend awaiting the outcome 
of the NCC 2022 provisions before 
confirming a decision. 
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Operational Energy

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S6 Maximise onsite renewable 
energy generation to meet or 
exceed predicted annual energy 
use: 
Industrial & warehouse only 
Include a solar PV system that 
is: 
- Sized to meet the energy 
needs of the building(s) services 
(lightning, air- conditioning, 
industrial processes); or 
- Maximized based on the 
available roof area; or 
- When no industrial process 
is proposed, minimum 1.5kW 
per tenancy plus 1kW for every 
150m2 of gross floor area must 
be provided. 
The system should be designed 
to optimise use of on-site 
generated electricity.

The design impact of meeting this 
standard is negligible (subject to 
structural requirements above), as 
industrial roofs have expansive, flat 
roof space which can accommodate 
solar PV capacity without significant 
design implications. Generally speaking 
however, buildings do not always 
have a confirmed tenant when they 
are developed, so whether or not an 
industrial tenant has an energy intensive 
industrial process may not be known.  
 
The standard which would apply when 
no industrial process is proposed 
represents approximately 10% of 
available roof space. 
 
We note that in the case that a number 
of industrial buildings are co-located, 
that export of solar PV generation 
(which would occur on the weekends 
where occupation is low and equipment 
is not in operation) may cause localised 
network impacts and may have to be 
limited. 

Capital cost based on industry 
standards remains below $1,000 
per kWp, not including any cost 
impact to increased structural 
capacity required to facilitate a 
solar PV system. 

As above. We recommend the standard be retained, 
but modified to encourage increased 
solar PV system sizes, where the roof can 
support the additional load and where an 
energy intensive industrial process is likely.

S6 Maximise onsite renewable 
energy generation to meet or 
exceed predicted annual energy 
use: 
Office, educational buildings, 
health facilities, aged care, 
student accommodation, 
commercial and other non-
residential buildings 
Should install onsite renewable 
energy generation up to or 
exceeding predicted annual 
energy consumption

The design impact of meeting the 
proposed standard for non-residential 
buildings is significant, especially for 
larger buildings. Based on one of the 
non-residential case studies, a system 
of over 100kWp would be required, 
but the roof capacity based on some 
conservative assumptions will only 
account for 19kWp. Refer to the diagram 
on the following page.

Alternatively, if applying a rate of 25W 
per square metre of the development’s 
site coverage (similar to the apartments 
standard), the case study rooftops 
would have sufficient space to meet 
such a requirement.

Capital cost based on industry 
standards remains below $1,000 
per kWp, but may be higher in 
certain circumstances. 

Benefits are as above for all solar PV 
standards.

We recommend that the standard 
be modified for consistency with the 
apartment standard. 

An updated standard could reference 
“a solar PV system with a capacity of 
at least 25W per square meters of the 
development’s site coverage”.
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Operational Energy

COMMUNAL ROOF TERRACE AREA FOR 
NORTH-FACING TENANT AMENITY 

POTENTIAL AREA FOR PANELS ABOVE 
PERGOLA

ALLOWANCE FOR MAINTENANCE 
ACCESS TO PERIMETER OF BUILDING

ALLOWANCE FOR MAINTENANCE 
ACCESS TO PERIMETER OF BUILDING

ALLOWANCE FOR MAINTENANCE 
ACCESS FROM LEVEL BELOW

LIFT OVERRUN AND SERVICES 
EXCLUDED FROM AREA

LANDSCAPING TO IMPROVE BIODIVERSITY 
AND REDUCE ‘HEAT ISLAND’ EFFECT

Diagram demonstrating potential solar photovoltaic capacity for the rooftop of an 
office case study. The image demonstrates 19.5kWp of solar. Image by JCB Architects
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STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S7 Maximise the opportunity 
to generate solar electricity 
on all roofs by: designing roof 
structures to accommodate 
solar PV arrays, minimise 
shading and obstructions, 
optimise roof pitch and 
orientation. The system should 
be designed to optimise use of 
on-site generated electricity

The design impact of the standard 
is confined to the smaller residential 
typologies where roof structures 
can be more complex. There are no 
major technical issues associated with 
maximising the opportunity, however 
a simplification of some roof lines will 
be required to meet the standard and 
deliver the solar PV target in Standard 
S6. Refer to the diagram on the following 
page.

No capital cost impact is expected, 
and in some circumstances 
may reduce the cost of the roof 
structure. 

The benefit is documented in relation 
to Standard S6, however there may 
be an additional opportunity for 
dematerialisation and reduced waste if 
roof structures are simplified.

We recommend that the standard be 
retained in its current form, and that 
Guidelines for Sustainable Building 
Design provide guidance for architects 
and designers looking to maximise viable 
zones for solar rooftops.

S8 All residual operational 
energy to be 100% renewable 
purchased through offsite 
Green Power, power purchasing 
agreement or similar

There are no design impacts related to 
this standard.

No capital costs, but a minor 
Operational Expenditure (OPEX) 
impact which is being addressed 
through the cost benefit analysis. 

Benefit is significant in terms of carbon 
reduction. When delivered in combination 
with S2 this standard delivers zero 
carbon for stationary energy for a 
building’s operation (generally its largest 
emissions impact).

We recommend retention of the standard, 
based on the very high impact. Part B 
of this project further examines how 
operational energy management can 
be implemented though a planning 
mechanism. 

S9 Design to enable for future 
renewable energy battery 
storage including space 
allocation

Design and technical feasibility was 
investigated for smaller residential 
typologies and industrial typologies 
only. The reason technical feasibility was 
restricted to these typologies / uses is 
that in all other circumstances, on-site 
renewable energy is unlikely to deliver 
a surplus of energy that would prompt 
the future inclusion of battery storage. 
Single dwellings and town houses 
had space in garages that could be 
reallocated to support battery storage 
and industrial buildings has significant 
space to support battery storage if it 
was financially viable at a future date.

No capital cost impact as no new 
space allocation required.

There is no quantifiable energy or 
financial benefit accruing from space 
allocation for future battery storage. 

We recommend that the standard be 
removed in its current form, with the 
principle of future proofing embedded in 
a generalised standard which allows for 
future upgrades (but does not pick battery 
storage as a winner). Single dwellings 
and townhouses have garage storage 
space that can otherwise be converted 
and industrial buildings have ample space 
opportunity that can be reallocated. We 
also consider that EV integration may 
mean that batteries at the household level 
are not routinely specified or retrofitted in 
the numbers that were anticipated several 
years ago, so creating space specifically 
for them is not required.

We do not recommend inclusion in 
Guidelines for Sustainable Building Design 
or BESS.

Operational Energy
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Operational Energy

REPLACE HIP ROOF WITH GABLE END 
WHERE SETBACKS ARE NOT REQUIRED

ASSUMED NORTH

ASSUME MAINTAIN MAXIMUM FRONTAGE 
TO NORTH 

ADDITIONAL SHADING / ROOF OVERHANG 
TO WEST

SIMPLIFY BUILDING FORM TO AVOID 
STEPPED ROOF FORM (ASSUMING SAME 
AREA) 

REPLACE HIP ROOF WITH GABLE END 
WHERE SETBACKS ARE NOT REQUIRED

Diagram demonstrating the possibilities for simplification of a single dwelling pitched roof to increase opportunities for solar photovoltaic panels.
Image by JCB Architects
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Operational Energy

STANDARD REASON FOR EXCLUSION FROM ANALYSIS

S3 Provide effective shading to glazed surfaces of conditioned spaces exposed 
to summer sun

Refer to Standard S38.

S10 Select materials that minimise carbon emissions, and offset these 
emissions onsite or through a verified carbon offset scheme

Refer to Standard S58.

All non-residential developments should exceed National Construction Code 
Building Code of Australia Volume One Section J or Volume 2 Part 2.6 Energy 
Efficiency building fabric and thermal performance requirements by in excess 
of 10 per cent

Although this was not originally proposed to be a standard and therefore has not been analysed, we note there is not 
an energy efficiency standard driving efficiency beyond NCC 2019. We feel this is appropriate due to step change in 
increased efficiency requirements from NCC 2016 to 2019 but consider that BESS may want to be updated periodically 
to reward performance above NCC minimum requirements outside the planning policy.

The following standards were not included in the analysis as they were either flagged for removal due to planning advice or the impact, costs and benefits were addressed in similar standards. Note that 
some standards may not have been fully analysed but are still included in the previous tables as there was relevant commentary to document.
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Sustainable Transport

This theme focuses on facilitating increased active 
transport with the aim of reducing private vehicle trips, 
and setting the condition to ensure a smooth transition 
for the future uptake of electric vehicles.

Ground level bicycle parking area at Nightingale 2 apartment development. Photography by Jake Roden
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Sustainable Transport

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S11 Developments should provide the following 
rates of bicycle parking and associated facilities: 
New residential development  
• A minimum of one secure undercover bicycle 
space per dwelling  
• A minimum of one visitor bicycle space per 4 
dwellings

The design impact in relation to increased 
bicycle parking provision is complex. This 
standard relates to the provision of the 
bicycle parking infrastructure and the 
associated space allocation. The impact 
on space allocation is estimated at 1m2 
per park (e.g hanging rack), however in 
some cases this can be reduced by two-
tier bicycle storage options (e.g. Josta), 
but this requires minimum 2.6m floor to 
ceiling clearance so is only able to be used 
at ground level or where basement car 
parking is more generous than standard. 
Implementation of the infrastructure 
solutions is straight forward, subject to the 
space allocation being made.  

For residential development the impact is 
confined to apartments. Townhouses and 
single dwellings have more flexible storage 
options. The diagram on the following page 
graphically highlights the impact of the 
bicycle parking standards as a suite. From 
a design perspective the additional bicycle 
parking space does not pose technical 
issues, but represents either a loss in yield 
from other uses (e.g. car parking or retail if 
at ground floor level) or an additional space 
allocation which comes at an additional 
construction cost.

The capital cost impact 
related to infrastructure 
ranges between $410 and 
$1,640 per space depending 
on the solution. 
 
The capital cost of the 
additional space is estimated 
at $1,630 per sqm. 
 

Benefits related to additional 
bike parking provision are 
also complex. A theoretical 
approach would see the 
extra bicycle parking 
provision motivate a change 
in behaviour (travel mode) 
for residents and workers. 
This would have a flow on 
benefit of reducing private 
vehicle transport (which 
causes carbon emissions and 
congestion) and increasing 
health and wellbeing related to 
additional exercise as a result 
of active transport.  
 
Whilst there is confidence that 
the impact exists, modelling 
the benefit is complex as 
outlined in the Cost Benefit 
Analysis. 

We recommend that the standard 
be modified to allow for discretion 
in circumstances where the medium 
to long term expected take up of 
bike parking spaces is less than the 
proposed 1:1 dwelling rate. In these 
circumstances, the project should 
outline how additional space (nominally 
car parking) could be repurposed for 
bicycle parking as demand rises and 
reliance on private vehicle ownership 
declines. 

S11 Developments should provide the following 
rates of bicycle parking and associated facilities: 
New retail development 
• A minimum of one secure undercover employee 
bicycle parking space per 100 sqm Net Lettable 
Area (NLA). 
• Provide visitors bicycle spaces equal to at least 
5% of the peak visitors capacity

For retail development, the issues 
are consistent to those in residential 
apartments, but in all non-residential case 
studies, the standard proposed is close to 
or already being met.  

As per above. As per above. We recommend that the standard be 
retained as the expected impact to 
space allocation and infrastructure 
costs is minimal, based on only a minor 
gap (if at all) between business as usual 
provision and the level proposed under 
the standards. Further work could 
explore a higher rate for locations with 
a strong cycling culture. 
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Sustainable Transport

15
00

BICYCLE  
SERVICE BAY

1000

56 BICYCLE SPACES 
(21 JOSTA, 14 NED KELLY)

17
00

17
00

(13 JOSTA, 3 NED KELLY)
29 BICYCLE SPACES

(3 JOSTA, 12 NED KELLY, 3 FLOOR)
24 BICYCLE SPACES

1000

ADDITIONAL 87 SQM CYCLE 
STORAGE AREA / 80 BICYCLE 
SPACES

34 SQM CYCLE STORAGE AREA
29 BICYCLE SPACES

SUGGEST MAINTAINING VISIBILITY 
TO STREET FOR PASSIVE 
SURVEILLANCE AND SECURITY  

Diagram highlighting the impact of the bicycle parking standards as a suite of measures for a mixed use development. Image by JCB Architects
Note: The following storage types have been utilised - two tier system (Josta), hanging rack (Ned Kelly) and hoop (floor).
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Sustainable Transport

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S11 Developments should provide the following 
rates of bicycle parking and associated facilities: 
New development associated with a Place of 
Assembly, Office or Education use 
• A minimum of one secure undercover staff 
bicycle parking space per 100 sqm NLA of office 
• A minimum of one visitor space per 500 sqm 
NLA of office 
• A minimum of 2 secure staff bicycle spaces per 
1500 sqm of a place of assembly 
• A minimum of four visitor spaces for the first 
1500 sqm and 2 additional spaces for every 1500 
sqm thereafter for place of assembly? 
• A minimum of one secure staff bicycle parking 
space per ten employees of education centres 
• A minimum of one per five students of 
education centres

For place of assembly, office or educational 
development, the issues are consistent to 
those in retail and residential apartments, 
but in all non-residential case studies, the 
standard proposed is close to or already 
being met.  

As per above. As per above. Recommendation is as per the retail 
standard.

S11 Developments should provide the following 
rates of bicycle parking and associated facilities: 
For all other non-residential 
• Provide bicycle parking equal to at least 10% of 
regular occupants

The design impact of this standard is similar 
to other non-residential bicycle standards.

As per above. As per above. Recommendation is as per the retail 
standard.

S12 Bicycle parking – non-residential facilities  
One shower for the first 5 employee bicycle 
spaces, plus 1 to each 10 employee bicycle 
spaces thereafter should also be provided. 
If 10 or more employee bicycle spaces are 
required, personal lockers are to be provided 
with each bicycle space required.  
If more than 30 bicycle spaces are required, then 
a change room must be provided with direct 
access to each shower. The change room may be 
a combined shower and change room.

This standard is linked to S11, and can 
therefore result in requirements greater 
than Clause 52.34. However, the design 
impact for increased wet areas was 
negligible for the case study design 
responses. Additional space for locker 
provision is required but has a relatively 
small footprint.

The capital cost impact of 
the standard is minor as 
increased area for showers 
(the most expensive 
component of the standard) 
was negligible for the case 
studies. Space provision 
and capital cost per locker is 
minimal. 

As per bicycle parking, with 
the infrastructure provision 
(in this context to change and 
shower) workers are more 
likely to ride to work. Whilst 
there is confidence that the 
impact exists, modelling the 
benefit is complex as outlined 
in the Cost Benefit Analysis. 

We recommend that the standard be 
retained as the expected impact to 
space allocation and infrastructure 
costs is minimal. Inclusion of locker 
provision makes the provision of EOT 
facilities more comprehensive. 
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STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S13 Bicycle Parking - Convenience. 
All bicycle parking facilities must be convenient 
and accessible, and: 
• Locating the majority of bicycle parking 
facilities for residents at ground level 
• For any other bicycle parking, providing this 
within 10 meters of vertical pedestrian access 
ways (ie lifts, stairs) 
 
• Providing access to bicycle parking facilities in 
basement carparks via a separate line of travel to 
vehicles and pedestrians 
 
• Ensuring any lifts used to access to bicycle 
parking areas are at least 1800mm deep 
 
• Ensuring at least 20% of residents bicycle 
parking facilities are ground level or horizontal 
type racks to ensure equitable access

The design impact of some elements of the 
proposed standard is very significant as 
outlined below. 
 
Locating the majority of bicycle parking at 
ground level (i.e. ground floor) may in some 
circumstances have a negative impact on 
activation of retail space, however with the 
exception of one typology the case studies 
had already prioritised ground floor bike 
parking access. 
 
To provide bicycle parking within 10m of 
vertical pedestrian access was tested in 
detail in relation to the RES 1 case study. 
The result of meeting the standard is 
that the corners of the building become 
underutilised space as they are unsuitable 
for car parking access. Space closer to 
lift cores would need to be reallocated 
to bicycle parking which has a positive 
outcome for cycling access, but will 
mean additional basement needs to be 
constructed to maintain car parking rates 
(although a partial waiver may be possible). 
 
The requirement for a separate line of 
travel for cyclists has a major impact on 
the efficiency of basement car parks. 
This would increase car park aisle widths 
by approximately 1m and decrease the 
efficiency of the basement car park 
significantly.  
 
Both other elements of the standard 
have only minor design impacts and do 
not impact technical feasibility. Note that 
storage stacker or supported lift parking 
systems can be utilised to improve 
accessibility for parking not on the floor.

From a development 
feasibility perspective, the 
loss of potential retail space 
to provide bicycle parking 
at grade actually provides 
a construction cost benefit 
(basement per sqm costs 
are lower), but there is lost 
revenue on this space, 
which would exceed the 
revenue associated with the 
equivalent space allocation in 
a basement. This is explored 
more in the Cost Benefit 
Analysis.  
 
The impact of the 10m 
maximum distance to bicycle 
parking and the separate 
line of travel on cost would 
require the construction 
of significant additional 
basement area. The 
construction cost per sqm of 
basement area is $1630 per 
sqm. By way of example if 
2 additional car spaces and 
20m of dedicated (separate) 
line of travel was required the 
impact would be in the order 
of $114,000 with no financial 
return. 
 
Other cost impacts (lift size 
and ground level preference) 
were not quantified as the 
majority met the standard 
already. 

As per bicycle parking and end 
of trip facilities, the improved 
infrastructure location means 
residents and workers are 
more likely to ride. Whilst there 
is confidence that the impact 
exists, modelling the benefit 
is complex as outlined in the 
Cost Benefit Analysis. 

We recommend that the standard be 
modified to remove the requirement for 
the separate line of travel, the spatial 
implication will add major cost to a 
basement. We instead recommend that 
surface treatments be used to afford 
cyclists priority without increasing 
car park aisle width. We recommend 
that the standard relating to no more 
than 10m access to vertical pedestrian 
access ways be modified to require the 
majority of basement bike parking to 
be within this distance.  
 
We further recommend that the 
standard relating to ground level/
floor for the majority be discretionary 
to allow for performance solutions 
that provide a good outcome without 
the majority of bike parking being at 
ground level.  
 
Modification of the language for the 
20% standard is recommended to 
remove confusion with ground floor of 
the building (our interpretation is that 
it means close to the ground rather 
than the ground level of the building). 
Equitable access facilities should 
address not only the proximity of racks 
to the ground but also the spatial 
allocation for different bicycle types 
(e.g. recumbent bicycles). This can be 
detailed in Guidelines.

We recommend this standard be 
modified to encourage design that can 
see particularly non-residential car 
space reallocated to bicycle parking 
over time.  

S15 Preparation of an EV Management Plan. There is no design impact based on the 
preparation of an EV Management Plan.

The capital cost is restricted 
to the cost of the consultancy 
as infrastructure costed 
elsewhere.

Benefit is derived from 
improved management of EV 
charging, however this is not 
quantified. 

We recommend that planning advice 
from Hansen be referred to relating to 
whether an additional plan specifically 
for managing EV’s is appropriate.
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S16 The proposed location of EV charger outlets 
and units demonstrated on the plans: 
Medium density only 
Infrastructure and cabling (without the EV 
charger unit) is to be provided for each garage, 
to support a minimum Level 2 (Mode 3) 7kW 
32Amp EV car charging.

The design impact of this standard is 
negligible, it does not require any additional 
space allocation and from a technical 
perspective is achievable using standard 
electrical contractors.

The cost impact of the 
standard is approximately 
$500 per dwelling. 

There are no immediate 
benefits, however the 
existence of the infrastructure 
will reduce a potential barrier 
to EV uptake and avoid a 
more costly retrofit cost 
in the future. There is an 
indirect carbon benefit, based 
on the higher likelihood of 
replacement of a internal 
combustion vehicle with 
electric vehicle (higher 
efficiency and lower carbon 
emissions). 

We recommend that the intent of the 
standard be retained, but the standard 
be modified to remove the prescriptive 
guidance on capacity, instead ensuring 
that the standard provides clarity that 
increased capacity for moderate speed 
(Level 2) and efficient charging (beyond 
a standard General Power Outlet) is 
required to support EV chargers being 
easily installed in the future. 

We support the prescriptive wording 
as current best practice, but consider 
it is more appropriate in the proposed 
Guideline for Sustainable Building 
Design. 

S16 The proposed location of EV charger outlets 
and units demonstrated on the plans: 
Apartments only  
Required Capacity  
Electrical infrastructure capable of supplying: 
•        12kWh of energy for charging during off 
peak periods; and 
•        A minimum Level 2 (Mode 3) 7kW, 32Amp 
single phase EV charging outlets to all residential 
car parking spaces.

As per above, the design impact of this 
standard is negligible, it does not require 
significant additional space allocation 
and from a technical perspective can be 
designed by electrical engineers.

The cost impact of the 
standard is approximately 
$869 per car space.

As per above. As per above

S16 The proposed location of EV charger outlets 
and units demonstrated on the plans: 
Apartments only 
EV infrastructure and cabling must be provided 
and may include, for example, distribution 
boards, power use metering systems, scalable 
load management systems, and cable trays or 
conduit installation.

The design impact of this standard is 
moderate (including a spatial allocation for 
distribution boards), but the approach is 
technically feasible as a method of future 
proofing the building. Based on direct 
feedback from HV.H projects, there are 
specific issues that need to be resolved 
for car stackers and further industry 
learning needs to take place for electrical 
engineers and within the electricity network 
businesses to design and deliver scalable 
load management systems that provide 
confidence that peak demand on a building 
will not be exceeded, additionally that the 
expectation of EV drivers that they will be 
always 100% charged at 7am may need to 
be challenged. 

Costs included in above. The benefit is an extension 
of the above. The scaleable 
load management system, 
will allow for increases in 
peak electricity demand to be 
avoided, but further advocacy 
and stakeholder engagement 
is required to ensure that risk 
averse responses do not add 
to significant cost implications. 

We recommend that the standard 
should be retained, as the avoided 
cost of future retrofit is significant 
and the complexity of governance 
arrangements of owners corporations 
may make a retrofit very challenging. 

We recommend the standard be 
strengthened to ensure that load 
management is employed to manage 
any network peak demand issues (s14). 
Potential rewording could be “...must 
be provided to ensure peak demand is 
managed and may include...”. 
 
We recommend that the Guideline for 
Sustainable Building Design note the 
specific issues with car stackers. 
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S16 The proposed location of EV charger outlets 
and units demonstrated on the plans: 
Non-Residential EV Charging 
20% of carparking spaces in office, educational 
centres, places of assembly, retail and all other 
non- residential development types must meet all 
the requirements of the apartment criteria above, 
(or a minimum of one space).

As per above, the design impact of this 
standard is negligible, it does not require 
significant additional space allocation 
and from a technical perspective can be 
designed by electrical engineers.

The cost impact of the 
standard is approximately 
$869 per car space.

As per medium density and 
apartments standard. 

As per medium density and 
apartments standard. The standard 
should effectively require 20% of 
spaces to have undertaken the pre-
work to support future electric vehicle 
charging, even if charging is not fitted 
at the time of build.

S16 The proposed location of EV charger outlets 
and units demonstrated on the plans: 
Non-Residential EV Charging 
5,000 sqm trigger -  5% of car spaces must have 
installed EV charging infrastructure complete 
with chargers and signage

The design impact of meeting this standard 
is simply an extension of delivering the 
capacity under the proposed standard 
above. 

Capital cost impact is $2,200 
for charging infrastructure 
per space. 

The availability of EV Charging 
builds confidence in EV 
purchase. This has operational 
savings for the consumer and 
results indirectly in reduced 
carbon emissions. 

The standard is recommended to be 
retained. It is consistent with a Green 
Star standard that has been in place 
for some time and allows for at least 
some Day 1 provision to support uptake 
of EV’s as potential fleet vehicles or 
similar. 

S17 Shared Space EV Charging

•Where one or more visitor/shared parking 
spaces are provided in a development a 
minimum of one enabled EV charging unit(s) 
is required to be installed at a shared parking 
space.

•Communal EV charging space(s) should be 
located in highly visible, priority locations, to 
encouraged EV uptake.

•Clear signage indicating that EV charging is 
available at the shared space(s).

The design impact of this standard is 
negligible and technically there are no 
implementation issues (there is widespread 
adoption) 

Capital cost impact is $2,200 
for charging infrastructure to 
support one shared space. 

The availability of EV Charging 
builds confidence in EV 
purchase. This has operational 
savings for the consumer and 
results indirectly in reduced 
carbon emissions. 

The standard should be clarified to 
define shared, visitor and communal 
as the standard appears to use the 
terms interchangably. The intent is 
supported, and the cost impact is low, 
but further work is required to refine 
the land uses or typologies that would 
benefit from the standard and should 
reasonably be asked to provide the 
infrastructure. 

S19 Motor cycle, moped, electric bicycle or 
scooter parking

•Where space is provided for motor cycle, 
moped, bicycle or scooter parking a 10 or 15 A 
charging outlets is to be provided at the parking/
storage area.

•A charging outlet is to be provided for every 
six vehicle parking spaces to facilitate charging 
of electric bicycles, scooters, mopeds or 
motorcycles.

The design impact of this standard is 
negligible and technically there are no 
implementation issues (there is widespread 
adoption) 

The capital cost is negligible, 
so has not been quantified.

As per bicycle parking and end 
of trip facilities, the improved 
infrastructure location means 
residents and workers are 
more likely to ride. Whilst there 
is confidence that the impact 
exists, modelling the benefit 
is complex as outlined in the 
Cost Benefit Analysis. 

The standard should be modified 
to delete the first dot point (as the 
specification is too detailed for a 
planning scheme) and these are 
standard General Power Outlet in any 
case.



PLANNING COMMITTEE MEETING 14 JUNE 2022 

 

Item 5.3 Appendix A   Page 143 

  

25

Sustainable Transport

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S20 Parking Facilities 
• Parking facilities for these low and zero 
emission vehicles should be located in a 
prominent, accessible location to encourage 
their easy access for use on short trips, ahead of 
higher emission and less space efficient vehicles.

The design impact of this standard is 
negligible as there is no additional space 
allocation required, simply a reallocation of 
existing car parking to prioritise the most 
sustainable private vehicle options

There is no capital cost 
implication.

The availability of EV 
prioritised car parking builds 
confidence in EV purchase. 
This has operational savings 
for the consumer and results 
indirectly in reduced carbon 
emissions. 

The standard should be retained in its 
current form.

STANDARD REASON FOR EXCLUSION FROM ANALYSIS

S14 EV charging infrastructure must ensure that peak energy demand is 
managed to minimise the impact to the electricity supply network.

The impact of this standard is addressed through S16 as the scalable load management system is the principal design 
response. We have recommended that management of peak energy demand be included in S16.

S18 Rapid/Fast EV Charging 
The provision of fast charging spaces is not to be mandated but is to be a 
decision of developer.

This standard was flagged for removal by Hansen in a preliminary review of the standards, and was therefore not 
measured. This is a suitable consideration for Guidelines for Sustainable Building Design.

S21 Reducing crossover length, minimising cross-fall in pedestrian areas and 
maintaining sightlines at entry/egress of developments

This standard was flagged for removal by Hansen in a preliminary review of the standards, and was therefore not 
measured. This is a suitable consideration for Guidelines for Sustainable Building Design.

The following standards were not included in the analysis as they were either flagged for removal due to planning advice or the impact, costs and benefits were addressed in similar standards. Note that 
some standards may not have been fully analysed but are still included in the previous tables as there was relevant commentary to document.
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Integrated Water Management

This theme focuses on the reduction of potable water 
consumption through efficiency measures and use of 
non-potable water sources, and the improving the quality 
of stormwater discharging from site.

Rainwater tank in rear garden of dwelling at The Cape development. Photography by Kim Landy
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S22 Reduce the total design 
amount of potable use 
on site by at least 30% in 
comparison to an equivalent 
standard development

Design impact is delivered through other 
standards. Note that the potable water 
reduction has been considered for interior 
uses and irrigation only.

N/A N/A We recommend that the standard be retained to drive 
potable water reduction outcomes while allowing the 
flexibility to decide how those reductions are achieved. 
Such a standard supports a performance based 
approach rather than a prescriptive approach which may 
not be suitable to all developments. 
 
The standard should be modified to clarify which potable 
water uses are to be assessed as part of the percentage 
reduction (e.g. only interior uses and irrigation, supported 
by rainwater reuse). 
 
Note that the analysis showed many cases studies 
already achieved >30% reduction for interior uses and 
irrigation support by rainwater reuse, and alternative 
design responses had the potential to further reduce 
potable water use above the minimum 30%. 

While further research could be undertaken to determine 
whether a more ambitious percentage reduction target 
is feasible, stakeholder consultation flagged that pursuit 
of a target greater than 30% could have amenity impacts 
for occupants and queried how far the role of the building 
sector should go in reducing potable water use compared 
to sectors with higher usage and greater opportunity.

CASBE will need to define ‘equivalent standard 
development’.

S23 Provide efficient fittings, 
fixtures, appliances and 
equipment including heating, 
cooling and ventilation 
(HVAC) systems and re-use 
of fire safety system test 
water

The design impact is negligible and an 
appropriate design response is achieved 
through specifications. Such specifications 
were used as a potable water reduction 
strategy to meet Standard S22. Note that in 
all cases the potable water reduction target 
of 30% in Standard S22 was either already 
achieved in the base case or achieved through 
improved efficiencies to one or more fittings, 
fixtures and/or appliances.

Capital cost impact is 
negligible for fixtures and 
fittings, and approximate 
50% premium on water 
efficient appliances.

High efficiency fixtures, fittings 
and appliances result in an 
operational water saving.  
 
Note that further potable water 
reductions are possible for the 
alternative design responses 
as any improved efficiencies 
were only undertaken with the 
aim of achieving at least a 30% 
reduction.

We recommend that the standard be removed as a 
standalone standard but strategies listed under Standard 
S22. The specification of high efficiency fixtures, fittings 
and appliances must be considered as part of a suite of 
strategies to achieve potable water reduction. Specific 
mention of water efficiency (and strategies such as 
efficient fittings for example) should be included in 
Standard S22 as a means to achieve potable water 
reduction.

Further detail on strategies to reduce potable water 
consumption can be included in Guidelines for 
Sustainable Building Design.
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S24 Provide onsite 
stormwater collection from 
suitable roof rainwater 
harvesting areas with reuse 
to toilets as a minimum and 
additional uses such as 
laundry, irrigation, external 
wash down facilities and hot 
water systems.

The design impact of providing onsite 
stormwater collection is negligible as all but 
two case studies included rainwater tanks. 
As the case studies with the built forms 
selected for a standardised analysis already 
had a spatial allocation for rainwater tank/s, 
there was no spatial implication for the two 
case studies requiring a tank. More broadly, 
apartment buildings and office high-rises 
where space is limited would be impacted 
most, however for most typologies a rainwater 
tank is the preferred method of meeting the 
Best Practice Environmental Management 
(BPEM) Guidelines. Optimising rainwater tank 
capacity based on the available collection 
catchment and reuse demand early in the 
design process can ensure a suitably sized 
location is provided for any tank/s.

Capital cost impact for 
a rainwater tank can 
range from $1,000-4,500, 
depending on the tank 
capacity.

Inclusion of rainwater tanks 
result in an operational water 
saving, largely through reuse in 
toilet flushing and irrigation.  
 
Use of rainwater tanks also 
helps deliver improvements to 
stormwater quality.

Improved resilience during 
intense rainfall events.

We note that rainwater tanks are potentially commonly 
undersized in the absence of specific policy lever relating 
to tanks and potable water reduction. This is due to 
tank capacity often being driven by stormwater quality 
objectives, which may not result in optimised rainwater 
reuse. 

We recommend this standard be retained but slightly 
modified to include reference to maximising tank capacity 
aligned to reuse potential, not just size to achieve 
compliance with stormwater quality requirements. The 
inclusion of rainwater tanks is a cost effective way to 
provide multiple benefits relating to resource efficiency 
and environmental protection.

We also recommend this standard highlight the need for 
filtration from rainwater harvested surfaces.

S25 Connect to a precinct 
scale Class A recycled 
water source if available and 
technically feasible including 
a third pipe connection to all 
non-potable sources

The design impact of meeting this standard 
has been thoroughly tested through several 
strategic planning processes (such as 
Fishermans Bend), where the business case 
for provision of third pipe is highly dependent 
on mandated connection to the service. 

Not measured. Benefit of potable water 
reduction.

We consider this standard is likely redundant in most 
circumstances where there is opportunity to connect to 
a recycled water supply because it would generally be 
mandated by a separate planning instrument.

We support its inclusion not as a standalone standard but 
as a potential strategy under a suite of measures in the 
standard for efficient water use.

S26 Consider alternative 
uses such as approved 
greywater and blackwater 
systems installed on site

The design impact of meeting this standard 
has not been tested as it is a consideration 
rather than a requirement.

Not measured as only a 
consideration.

Benefit of potable water 
reduction.

We recommend retaining but modifying the standard 
to sit as a potential strategy for using water resources 
efficiently.

Additionally, it could be included in the proposed 
Guidelines for Sustainable Building Design (with specific 
reference to the regional contexts which may not be 
sewered).
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S27 Provide landscaping 
irrigation that is connected to 
non-potable sources

The design impact of providing landscape 
irrigation connected to non-potable sources 
varies depending on the location of the 
landscaping. Most case studies already had 
connections and those without did not require 
a connection to achieve the potable water 
reduction target of Standard S22. Irrigation 
connected to non-potable sources should 
be considered as part of a suite of potable 
water reduction strategies, and may only be 
employed where the amount of harvested 
rainwater exceeds other all year round reuse 
demands such as toilet flushing, or where 
landscaping and associated irrigation is closer 
to the point of collection than some toilets. 
This approach can ensure efficiencies for 
hydraulic services within a development (e.g. 
avoid unnecessarily pumping water from the 
basement to a roof garden when it can be 
reused on lower levels).

Not measured as costs are 
highly variable based on 
the location of landscaping 
relative to the non-potable 
water source. 

Benefit of potable water 
reduction.

We recommend that the standard be removed, instead 
clarifying in S22 the types of demand reduction strategies 
that should contribute to the standard being met. The 
specification of landscaping irrigation connections to 
non-potable water sources should be considered one 
option of a suite of strategies to achieve potable water 
reduction, but should not be a mandatory strategy. 

Developments should achieve the 30% reduction in 
potable water use of Standard S22 through water 
efficiency and reuse measures, however, there should 
be the flexibility to achieve the 30% reduction without 
landscape irrigation connected to non-potable sources. 
This allows a contextual approach to potable water 
reduction for individual developments, and can avoid 
irrigation connections and associated pumps which 
don’t achieve added benefit (e.g. if no rainwater leftover 
from toilet flushing to be used for irrigation, the hydraulic 
infrastructure is redundant).

The inclusion of irrigation as part of the 30% reduction 
target may require some further work to determine 
what would be a suitable benchmark for irrigation in an 
‘equivalent standard development’, with a methodology 
created to determine this for each assessment. If this 
isn’t pursued, then a separate standard targeting water 
efficient landscaping without a target may be appropriate. 
Note that BESS does currently reward rainwater reuse for 
irrigation under Credit Water 1.1. 

Further detail on strategies to reduce potable water 
consumption can be included in Guidelines for 
Sustainable Building Design.

S28 Consider landscaping 
that is drought tolerant and 
considers xeriscape design 
principles

The design impact is negligible as it is 
specification in the landscape design.

Cost neutral design 
specification. 

Specification of drought tolerant 
species or use of xerispace 
design principles can help to 
reduce potable water demand.

We recommend that the standard be modified to be 
strengthened in language (but remain discretionary) and 
be less specific (e.g. remove xeriscape design principles) 
and focus more broadly on landscape design which 
reduces potable water consumption. Guidance materials 
(e.g. BESS Tool Notes and the proposed Guideline for 
Sustainable Building Design) can detail strategies to 
reduce water use in landscape design.
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S29 Reduce the volume and 
flow of stormwater from 
discharging from the site by 
appropriate on-site detention 
and on-site retention 
strategies

The design impact of meeting this standard 
has not been tested as the impact was not 
able to be quantified and is more commonly 
addressed through engineering requirements 
during planning. Note that the use of rainwater 
tanks under Standard S24 is considered 
an on-site retention strategies and would 
contribute to the aim of reducing the volume 
and flow of stormwater discharged from site.

Not measured. Operational water benefit from 
rainwater reuse and stormwater 
quality improvement from 
reduced flows off-site.

We recommend that the standard be retained with 
the intent of generally reducing volume and flow of 
stormwater. Further work would need to be undertaken 
for the standard to be linked to an explicit reduction 
target.

S30 Improve the quality of 
stormwater discharging 
from the site by meeting best 
practice urban stormwater 
standards

The design impact of improving stormwater 
quality is negligible as addressing this is 
commonplace. All case studies achieved the 
best practice urban stormwater standards 
(or where detail was insufficient were 
assumed to as per requirements of Clause 
53.18). Stormwater quality can be improved 
through a range of strategies including 
maximising pervious surfaces, rainwater 
tanks, water sensitive urban design measures 
(e.g. raingardens) or stormwater offset 
contributions (e.g. Melbourne Water or 
local council schemes). Such strategies are 
routinely utilised by industry.

No capital cost is incurred 
as the proposed standard 
is addressed by existing 
planning provisions.

Stormwater quality 
improvements in line with the 
Best Practice Environment 
Management Guidelines (BPEM) 
standards.

We recommend that the standard be retained to 
further support existing planning provisions relating 
to stormwater management while also ensuring an 
integrated approach to water management is taken.

Refer to planning advice as to whether inclusion of such 
a standard is a duplication of State provisions.

S31 Provide at least 30% 
of the site with pervious 
surfaces

This standard was flagged for removal 
by Hansen in a preliminary review of the 
standards, and was therefore not measured.

N/A N/A We recommend that the standard be removed as the 
percentage target is not suitable for all typologies. 
Further exploration could be undertaken to determine 
whether a suitable permeability-related standard could 
be adopted, supporting additional integrated water 
management objectives.

The principle of maximising pervious surfaces can be 
highlighted in Guidelines for Sustainable Building Design.

S32 Reduce the impact of 
flooding and the urban heat 
island effect on the direct 
site and its associated 
context

The design impact of this standard has not 
been tested as it is achieved either through 
measures of other standards (e.g. Standards 
S83) or existing planning mechanisms (e.g. 
Land Subject to Inundation Overlay).

Not measured. Not measured. We recommend that the standard be removed as it is a 
duplication of another standard and addressed through 
other planning mechanisms such as overlays.
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S33 Improve the resilience of 
the design by modelling and 
demonstrating a response to 
future specified future flood 
modelling that considers 
impacts from climate change 
such as flooding, intense 
storm events, sea level rise, 
storm surge and drought  

The design impact of responses to future 
climate impacts has not been measured 
as such measures are highly contextual to 
individual developments due to factors such 
as location and associated hazards. Due 
to the site-specific nature, the creation of 
design responses for the case studies is not 
beneficial as the impact cannot be easily 
extrapolated across other developments 
within the same typology.

Capital cost resulting 
from integrating climate 
risk assessment 
recommendations into the 
design are not able to be 
determined.  
 
Consultancy cost of 
approximately $15,000 
if a formal Climate Risk 
Assessment aligned with 
Australian Standards / 
Green Star Buildings is 
required.

Long-term benefits associated 
with future-proofing a 
development from predicted 
climate impacts are tangible. 
Example benefits include 
reduced rate of material 
replacement. 

We recommend that the standard be modified to address 
future climate impacts broadly. The standard would 
however need to be supported by guidance (Guidelines 
for Sustainable Building Design) as to what is considered 
an appropriate response from a planning applicant, as the 
approach to consideration of future climate impacts could 
range from a simple statement of design responses to a 
formal climate risk assessment. 

S34 Ensuring the 
environmental safety and 
protection of human health 
through - onsite water 
collection, treatment, 
filtration, and usage, 
especially potable water use 
and irrigation on productive 
food gardens

This standard was flagged for removal 
by Hansen in a preliminary review of the 
standards, and was therefore not evaluated.

N/A N/A We recommend that the standard be removed and 
addressed through S24. The concerns about public 
health implications from rainwater reuse (reference to 
appropriate filtration) should be included in any rainwater 
reuse standard.
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Indoor Environment Quality (IEQ)

This theme focuses on improving the comfort of building 
occupants including internal temperatures, air quality and 
daylight access. 

Natural light in Bendigo Hospital. Photography by Peter Clarke
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Indoor Environment Quality (IEQ)

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S35 No habitable 
rooms should have 
internal temperature 
greater than 21 degrees 
continuous for 72 hours, 
demonstrated through 
NatHERS modelling in 
free-running mode

This standard was flagged for removal by Hansen in a 
preliminary review of the standards, and was therefore not 
measured in detail. 

We do note however that when a NatHERS FirstRate file for 
an 8.2 Star dwelling was interrogated it did not meet the 
standard. 

Not measured. Not quantified. We recommend that the standard as 
currently written be removed, consistent 
with Hansen’s advice. However, we 
support the intent of the standard 
so suggest further work to refine the 
wording and the temperature and time 
range. We suggest including a reporting 
requirement in BESS which doesn’t 
impact assessments scoring, but allows 
for the gathering of an evidence base.

S37 Ventilation standard: 
Apartments only  
Apartment buildings 
should have all 
apartments effectively 
naturally ventilated, 
either via cross 
ventilation, single-
sided ventilation or a 
combination

The design impact of meeting this standard is significant for 
some apartment buildings (however only one apartment case 
study was impacted). Whilst the standard does not prescribe 
specific depths that would meet single sided ventilation 
standards or breeze paths that would meet cross ventilation 
standards, the tool notes for the BESS tool provide guidance 
as outlined below: 
_Single sided ventilation - Maximum permissible depth of 
room 5m (separated openings high and low or split across 
the width of the room/facade, each 5% of the floor area are 
preferred) 
_Cross flow ventilation - Breeze path length less than 15m 
measured between ventilation openings and around internal 
walls, obstructions & partitions (note no more than 1 door 
between openings and that openings must be on opposite or 
adjacent walls) 
The most significant impact is where apartments are loaded 
off each side of a central corridor, but have living room and 
kitchen depths of greater than 5m. The standard structure 
of these apartments (see below) does not allow for the 
standard to be met without significant redesign, to introduce 
new external facades to the built form. This could have 
multiple impacts, including increasing the length of external 
walls (with a thermal performance impact that needs to be 
managed), a major loss of yield and complicating the building 
structure (apartment buildings of this type are often built 
on a standard 8.4m grid which allows for walls between 
apartments to sit directly above car parking pylons separated 
by 3 car spaces). 
 
Mechanical ventilation solutions which can preserve energy 
recovery, better control air quality and condensation as air 
tightness increases may be preferable in a wide variety of 
contexts. 

The capital cost impact of the 
standard is highly variable 
depending on the base case design.  
 
Whilst there is no standard 
response, in the case of RES 1 CS2 
one design response, focusing on 
the built form on the western edge 
of the site (image below) would be to 
delete Apartment 101 to externalise 
the access to all apartments (via 
an open walkway). The capital cost 
impact would actually be positive 
(approximately $300K per 100m2 
apartment) but the lost revenue (in 
relation to the dwelling sale) would 
potentially be three-fold in the 
context that administration, land 
values etc remain constant.   
 
If redesigned from the ‘ground up’ 
then design responses to meet the 
proposed standard may result in a 
reduced yield impact.

The benefit of the standard 
is to deliver improved health 
and wellbeing outcomes 
and assist in delivering 
passive cooling (delivering 
an improvement to thermal 
performance).

We recommend that the standard 
be modified to allow discretion 
for demonstrated performance of 
mechanical solutions to ventilation where 
there may be other advantages including 
controlling energy losses, filtering air 
on high pollen days and controlling 
condensation as air tightness increase.   
 
We do not consider that the standard 
as written is appropriate unless BESS 
guidelines for definition of single sided 
ventilation are relaxed.

We recommend as an alternative to retain 
the current benchmark of 60% natural 
ventilation as it also promotes other 
positive outcomes, but this would reduce 
the detrimental impact on development 
feasibility, supported by a minimum cross 
ventilation outcome for each floor. 
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Indoor Environment Quality (IEQ)

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S37 Ventilation standard: 
Detached houses and 
townhouses 
All habitable rooms of 
detached houses and 
townhouses should be 
cross ventilated.

The standard does have some impact on design of dwellings, 
but design responses to meet the standard are generally 
speaking modest. In the examples studied design responses 
included replacement of fixed windows with operable, 
and introducing additional windows. Note that three study 
rooms of a town house case study could not achieve cross 
flow ventilation due to only having one external face (rooms 
adjoined neighbouring dwellings or garage).

Cost impact related to the replacing 
fixed with operable windows (an 
impact of approximately $90 per 
sqm) and replacement of facade 
with operable glazing (an impact 
which varies with the construction 
material it replaces). 

Benefits are as per the 
apartment standard. 

We recommend the standard be retained 
as only small, low cost modifications were 
required to meet the standard, however, 
clarity is needed as to whether home 
offices / studies would be required to 
meet the standard.

S37 Ventilation standard: 
All regular use areas of 
non-residential spaces 
should be effectively 
naturally ventilated; 
or provided with 50% 
greater outdoor air than 
the minimum required 
by AS1668:2012; or have 
CO2 concentrations 
maintained below 800 
ppm.

The design impact of this standard is significant and may 
have unintended consequences. The impact would be from a 
larger mechanical ventilation system - an increase in fan size 
and power, and also increased duct sizes resulting in spatial 
implications such as larger risers in the building and larger 
footprints in plant rooms. Energy requirements would be 
increased.  
 
Whilst this plant room impact is minor it will impact the net 
lettable area from a developer perspective. 
 
The standard also prescribes a specific solution to improved 
ventilation when alternatives such as Heat Recovery 
Ventilation may be preferable. 

Cost impact related to the standard 
would depend on the individual 
building context and was unable to 
quantified in a way that conclusions 
could be accurately drawn from the 
results. 

Benefits are as per the 
apartment and townhouse 
standard. An additional 
benefit relates to worker 
productivity.  

We recommend that the standard be 
modified to maintain the goal of natural 
ventilation but keep open mechanical 
design solutions for increased ventilation, 
especially those that do not have an 
energy implication.  
 
The intent of the PPM standard is 
supported, however we note that the 
detail required to model this outcome 
would not generally be known at the 
planning stage. 

S38 Buildings should 
achieve effective 
external shading to west, 
north and east facing 
glazing and skylights.

The design impact of this standard is significant. Required 
responses range from external awning solutions for smaller 
residential typologies to vertical fins and horizontal eaves for 
larger residential and non-residential developments. There 
are no major technical issues as a wide range of solutions 
exist to suit a variety of contexts. 

For the RES 1 case study, the alternative design response 
proposed an optimised glazing to wall ratio, with a height 
reduction in east and west glazing from 2.7m to 2m (changed 
to spandrel construction) to avoid excessive heat gain while 
reducing the shading costs associated with a larger amount 
glazing.

The capital cost impact of shading is 
significant. 
 
The implication for a single 
residential dwelling was $9,000 and 
in the large residential case study 
this was over $3,500 per dwelling.  
 
The modelled cost impact was 
based on retaining the same 
amount of glass and shading it 
except for RES 1. With a reduction of 
25% on east and west facades the 
impact was significantly reduced 
($3,570 per dwelling in additional 
cost, but with an additional saving 
of approximately $500 per dwelling 
through the conversion of glazing to 
a spandrel facade).

Benefits include a thermal 
performance (energy 
saving) benefit related to 
reduced cooling loads (with 
a related peak demand 
improvement) as  well 
as improved health and 
wellbeing outcomes.  
 
The average NatHERS 
improvement attributed to 
externally shaded windows 
is in the order of 0.2 Stars 
(or 10 mj/m2 per year) 

We recommend that the standard be 
modified to broaden the design strategies 
for managing excessive heat gain that the 
shading is attempting to address. This will 
allow for a wider range of solutions to be 
deployed and potentially reduce the cost 
associated with controlling excessive 
heat gain. 

Alternatives include; reducing east and 
west glazing ratios, spandrels, balconies 
with wing wall protection etc. This could 
be integrated with other passive design 
principles).

The updated standard by Hansen allows 
for the flexibility in approach to reducing  
heat gain.
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Indoor Environment Quality (IEQ)

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S39 Buildings should 
have at least double 
glazing with improved 
frames to all habitable 
rooms and nominated 
areas OR All dwellings 
to have PMV between 
-1 and +1 for 95% of 
areas of each space for 
98% of annual hours of 
operation (NCC2019 for 
NABERS, Green Star and 
JV3 is - 1 to +1)

The design impact of the standard varies with respect to 
the base case, but in almost all contexts double glazing was 
already specified. The design impact of the double glazing 
component of the standard is therefore negligible in the 
residential context.   
 
The predicted mean vote (PMV) component of the standard 
is problematic, principally because the information required 
to model it accurately is often not available at the planning 
stage and not often used for residential developments.

The cost impact of double glazing 
over single glazing was not 
measured as in all but one base 
cases (of 9) double glazing was 
already specified. 

Double glazing and PMV 
optimisation both produce 
a thermal comfort benefit 
and drive improved thermal 
performance and therefore 
both an energy saving and 
a health and wellbeing 
outcome.  
 
As all but one base cases 
had specified double 
glazing already, the 
operational savings and 
health benefits associated 
with the standard were not 
calculated.

We recommend that the standard be 
removed, as the inclusion of double 
glazing will (in the circumstances it is not 
already routinely delivered) be driven 
through the adoption of the proposed 
7 star NatHERS standard through NCC 
2022 (or otherwise through this proposed 
policy). Double glazing is supported as 
one of several strategies to improve 
thermal performance.

The PMV standard may be appropriate to 
reference in Guidelines for Sustainable 
Building Design.

Double glazing can be highlighted in 
Guidelines for Sustainable Building 
Design as a key strategy to improve 
thermal performance and comfort.

S40 All habitable rooms 
should have annual 
heating load density 
under 150% of dwelling 
annual heating load 
density.

The impact of this standard was tested using a FirstRate file 
for an 8.2 Star dwelling. It was determined that the lower 
the density figures of a dwelling, the more easily this results 
in non-compliance with the standard. This may have the 
unintended consequence of penalising high-performing 
dwellings (i.e. those with low loads).

The cost impact was not measured 
as initial testing of technical 
feasibility determined the standard 
should be removed.

Intended benefit of the 
standard is to avoid isolated 
thermal comfort issues in 
individual rooms.

We recommend that the standard 
be removed as it is likely to have the 
unintended consequence of penalising 
high-performing dwellings. If the intent 
of the standard is to be pursued, the 
standard would need further investigation 
to establish an appropriate metric 
rather than a percentage ratio related 
to annual dwelling heating load density. 
An alternative metric to be explored is 
maximum heating and cooling loads for 
individual rooms.

We suggest including a reporting 
requirement in BESS which doesn’t 
impact scoring, but allows for the 
gathering of an evidence base.
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Indoor Environment Quality (IEQ)

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S42 Buildings must 
achieve a daylight level 
of minimum 200 lux for 
at least half of daylit 
hours each day to at 
least half the area of 
every habitable room 
and regularly occupied 
space.

The impact of this standard as written will be varied 
across different typologies of the built environment. For 
residential apartment buildings, specific design restrictions 
on habitable room depth, building orientation, setbacks, 
building separation and glazing visible light transmittance 
specifications will be necessary.

The impost of this standard on bedrooms (as currently 
written) is considered impractical, given the usage patterns 
in bedrooms is generally aligned with non-daylit hours. It 
would require both bedrooms to have nearly full aperture 
directly to daylight or to a shallow balcony, which would mean 
that dwellings would need to exceed the standard 8.4m 
apartment grid. This would mean that 2 bedroom apartments 
would need to be in excess of 80 sqm to accommodate the 
standard which would significantly impact affordability. 

Refer to daylight modelling outputs on following page.

The capital cost impact is that two 
bedroom dwellings would need 
to be much bigger (impacting 
affordability) or significantly 
shallower which would impact 
yield and have a flow on benefit for 
affordability.  

The benefit (over current 
standards) is primarily 
restricted to improved 
daylight amenity for second 
bedrooms, where a 'battle 
axe' arrangement restricts 
daylight amenity.  

More broadly, evidence 
exists relating to minimum 
daylight levels for occupant 
health (e.g. base levels of 
circadian rhythm). Further 
detail can be found in the 
report ‘Health impacts 
of daylight in buildings’ 
prepared by UTS for MAV / 
CASBE / DELWP.

We recommend modifying the standard 
based on the impact to development 
feasibility. The ethics of daylight access 
are complex and whilst we consider that 
people who spend significant time during 
the day in bedrooms should be afforded 
an improved daylight outcome, we 
consider that a broad application of this 
standard to ensure good daylight access 
to a second bedroom is outweighed by 
the impact on development feasibility 
(and the flow on impact to affordability) in 
its current form. 

We would support a revised standard 
which averaged the 200 lux daylight level 
over the winter period rather than each 
(every) day over the whole year.

Alternatively, further testing could 
be undertaken for the standard as is 
currently written but with a modified 
period of time (e.g. 2 hours rather than 
half of daylit hours). This testing could 
occur through the daylight scope 
separately commissioned by CASBE.

S43 Building must 
achieve a daylight level 
across the entirety of 
every habitable room 
and regularly occupied 
space of minimum 50 lux 
or 100 lux depending on 
the space type (refer to 
detailed daylight criteria 
table).

The design impacts of this standard is considered minimal, 
given the low levels of lux requirements across habitable 
rooms. This standard is generally in alignment with the 
current BESS Daylight Factor levels however the increase to 
100% creates additional challenges if applied in a residential 
setting.

If the 50 lux level is applied to habitable rooms of dwellings, 
then all rooms which meet standard S42 will pass this 
standard already.

Refer to daylight modelling outputs on following pages.

The capital cost impact of the 
standard is not significant, however 
yield would be impacted due to 
increased building separation / 
setbacks if a standard higher than 
50 lux was applied in a residential 
setting. 

The benefit delivers 
improved daylight amenity 
for both living areas and 
bedrooms.. 

We recommend reviewing the standard 
further through the daylight scope 
separately commissioned by CASBE. On 
the basis of the results in this case study 
the standard appears redundant for 
residential applications.

We also recommend that a standard to 
minimise use of artificial light may be 
appropriate.
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Indoor Environment Quality (IEQ)

PROPOSED ELEVATED STANDARD 1

Buildings must achieve a daylight level of minimum 200 lux for at least half of daylit hours each day to at least half the area of every habitable room and regularly occupied space. (sDA200,50%).

Refer to Appendix C for full daylight modelling results.

Original apartment layout

Optimised apartment layout (improved apertures to rooms; balcony cut out to second bedroom 
aligned to Better Apartment Design Standards (BADS))
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Indoor Environment Quality (IEQ)

PROPOSED ELEVATED STANDARD 2

Building must achieve a daylight level across the entirety of every habitable room and regularly occupied space of minimum 50 lux depending on the space type.

Refer to Appendix C for full daylight modelling results.

Original apartment layout

Optimised apartment layout (improved apertures to rooms; balcony cut out to second bedroom 
aligned to BADS



PLANNING COMMITTEE MEETING 14 JUNE 2022 

 

Item 5.3 Appendix A   Page 157 

  

39

Indoor Environment Quality (IEQ)

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S44 Buildings should 
achieve direct sunlight 
to all primary living areas 
for 2 hours on June 21 to 
at least 1.5 m deep into 
the room from glazing.

The design impact of this standard as written would rule 
out the development of any southern-only aspect dwellings. 
Primary living areas would be required to face either north, 
east or west in order to have the potential to receive direct 
sunlight for at least 2 hours.

The testing undertaken found that where a wing wall is 
present on the north side of an east or west facing dwelling 
with an adjacent living space that the standard could not be 
met without reducing the depth of the balcony (impacting 
outdoor amenity) the length of the wing wall considerably, 
or adjusting its height (which might impact privacy and 
structural integrity). 

Refer to daylight modelling outputs on following page.

The capital cost impact of the 
standard is not significant, however 
as written, the standard is not 
possible to meet for buildings with 
south facing aspects. 

Amenity is improved when 
dwellings have direct 
access to sunlight.

We recommend that at a minimum the 
standard be modified by targeting a 
reduced number of compliant living 
rooms as it is not practical for a large 
development (in particular a large east-
west site) to totally avoid a south facing 
aspect for some living areas. Further 
testing is required through the dedicated 
scope commissioned by CASBE to test 
multiple design iterations beyond a 
single case study condition (which would 
include testing a 70%, 75% and 80% 
threshold).  

We also query the use of the winter 
solstice (June 21) .We suggest that the 
an average over winter months (June-
August) is more appropriate.

We support a sunlight standard being 
pursued, but further work beyond our 
scope is required.

S46 Buildings should 
have all habitable rooms 
and frequently occupied 
spaces provided with 
glazing to the outside. An 
exception can be made 
where external views 
and daylighting are 
contrary to the nature 
and role of the activity in 
the space (e.g. cinemas).

The design impact of this standard is negligible as in all cases 
the residential typologies already met the standard. 

No cost impact. The benefit is related to 
amenity, but as all base 
cases already meet the 
standard no benefit can be 
quantified.

We recommend that the standard be 
retained, pending a review by Hansen as 
to whether the standard duplicates other 
planning policy or building regulations. 
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Indoor Environment Quality (IEQ)

PROPOSED ELEVATED STANDARD 3

Buildings should achieve direct sunlight to all primary living areas for 2 hours on June 21 to at least 
1.5 m deep into the room from glazing.

Refer to Appendix C for full daylight modelling results.

Original apartment layout

Optimised apartment layout (improved apertures to rooms; balcony cut out to second bedroom 
aligned to BADS

ADJUSTED ELEVATED STANDARD 3

Buildings should achieve direct sunlight to all primary living areas for 2 hours to at least 1.5 m deep 
into the room from glazing.

This demonstrates that only when averaged over the whole year does this type of apartment layout 
come close to meeting the standard.
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Indoor Environment Quality (IEQ)

The following standards were not included in the analysis as they were either flagged for removal due to planning advice or the impact, costs and benefits were addressed in similar standards. Note that 
some standards may not have been fully analysed but are still included in the previous tables as there was relevant commentary to document.

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S56 Buildings should 
include openable 
external windows to 
circulation corridors and 
lift lobbies to facilitate 
natural ventilation and 
daylight.

The design impact of this standard is constrained to Class 2 
(apartment) buildings. The most significant impact is where 
apartments are loaded off each side of a central corridor and 
the corridor is fully enclosed within the building footprint. 

We note that for level above approximately 5 storeys 
that natural ventilation to corridors may not be the best 
solution due to wind issues, and as outlined in relation to 
dwelling ventilation, mechanical systems may have better 
performance outcomes.

A secondary issue is natural ventilation of corridors requires 
walls onto the corridor to be treated as external spaces from 
a thermal performance perspective, increasing the insulation 
requirements to meet the same modelled outcome.  

Depending on the floor layout, meeting the standard may 
impact on yield (in one of the base cases, approximately 16 
sqm per level).

The capital cost impact may actually 
be positive (as to meet the standard 
requires a reduction in building 
footprint). By way of example the 
loss of 16m2 of residential space 
could save up approximately 
$50K in construction cost, but 
would represent a loss in yield 
of well in excess of double that 
value (depending on location). 
Administration costs, land costs, 
preliminaries etc  would all remain 
relatively constant. 
 
There is also a cost impact to 
increase thermal fabric of the walls 
abutting the corridor space. 

The benefit of the standard 
is to deliver improved 
amenity outcomes (reduced 
odours, improved health 
etc).

We recommend that the standard be 
modified to account for mechanical 
ventilation solutions which may be more 
appropriate for non-residential buildings 
and taller residential buildings, as well 
as delivering a range of other benefits 
(thermal performance etc). We consider 
that the daylight component of the 
standard be retained. 
 
We recommend that a standard clarify 
which building typologies it would be 
applicable to (hospitals, aged care, some 
office typologies etc all have central 
corridors but it appears the standard has 
been drafted with primary reference to 
apartment buildings) and have regard to 
wind issues in taller builings.

STANDARD REASON FOR EXCLUSION FROM ANALYSIS

No habitable rooms should have internal temperature less than 16 degrees continuous for 72 hours, demonstrated 
through NatHERS modelling in free-running mode.

Refer to Standard S35.

All habitable rooms should have annual cooling load density under 150% of dwelling annual cooling load density. Refer to Standard S40.

Buildings should achieve winter sun access to all proposed primary private open spaces. At least 50% or 9 m2, 
whichever is the lesser, of the primary private open space should receive a minimum of two hours of sunlight 
between 9 am and 3 pm on 21 June.

This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider that other planning 
scheme instruments are preferable to an ESD policy for ensuring outdoor amenity. 

Buildings should have all habitable rooms and frequently occupied spaces provided with a layered view comprising 3 
distinct layers: sky (background), landscape (middle ground) and ground (foreground)

This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider this an appropriate 
objective to be included in Guidelines for Sustainable Building Design.

Buildings should have a maximum horizontal distance from a fixed point of occupation (e.g. sales desk, retail 
checkout, office desk, work station) to the external glazing of 8 m.

This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider that this information is 
not available at the planning stage and so it not appropriate to be included within 
the proposed Guideline for Sustainable Design.
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Indoor Environment Quality (IEQ)

STANDARD REASON FOR EXCLUSION FROM ANALYSIS

All paints, sealants and adhesives should meet the maximum total indoor pollutant emissions limits as set out in most 
current GECA, Global GreenTag GreenRate, Green Star or WELL standards.

This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider this as an appropriate 
standard to be included in Guidelines for Sustainable Building Design.

100% of relevant products should meet the maximum total indoor pollutant emission limits This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider that this information is 
not available at the planning stage and so it not appropriate to be included within 
the proposed Guideline for Sustainable Design.

All carpets should meet the maximum total indoor pollutant emissions limits as set out in most current GECA, Global 
GreenTag GreenRate, Carpet Institute Australia Environmental Classification Scheme Level 2, Green Star or WELL 
standards.

This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider this as an appropriate 
standard to be included in Guidelines for Sustainable Building Design.

All engineered wood should meet the maximum total indoor pollutant emissions limits as set out in most current 
GECA, Global GreenTag GreenRate, Green Star or WELL standards.

This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider that this information is 
not available at the planning stage and so it not appropriate to be included within 
the proposed Guideline for Sustainable Design.

Non-residential only 
Internal smell and odour control for olfactory comfort - use negative pressurisation, self-closing doors or area 
separation (e.g. via corridors, air-lock) to prevent migration from bathrooms, kitchens, dining areas and pantries to 
workspaces (WELL credit).

This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider that this information is 
not available at the planning stage and so it not appropriate to be included within 
the proposed Guideline for Sustainable Design.

Where the development is within 150m of main roads, truck routes and rail corridors carrying diesel trains:

•Sensitive use facilities are not supported within this zone. Acceptable indoor air quality may be achieved through 
HEPA or MERV16 filters, however acceptable open space air quality is not deemed to be achievable.

•All other development types within this zone should include all outdoor air supply filtered through HEPA or MERV16 
filter system. Development to include air pollution monitoring system including PM1, PM2.5 and PM10 levels.

This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not evaluated. We consider that an ESD policy is 
not the appropriate mechanism for ensuring air pollution standards and buffer 
distances for sensitive uses. 

Where the development is within 500m of main roads, truck routes and rail corridors carrying diesel trains: 
•All development types within this zone (including sensitive use types) should include all outdoor air supply filtered 
through HEPA filter system. 
•Development to include air pollution monitoring system including PM1, PM2.5 and PM10 levels.

This standard was flagged for removal by Hansen in a preliminary review of the 
standards, and was therefore not measured. We consider that an ESD policy is 
not the appropriate mechanism for ensuring air pollution standards and buffer 
distances for sensitive uses. 
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Circular Economy

This theme focuses on improving rates of resource 
recovery during both construction and operation, and 
closing the loop by encouraging the use of materials with 
recycled content as an alternative to virgin materials.

Public waste receptacle with disposal points for multiple streams at Burwood Brickworks. Photography by Kim Landy
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Circular Economy

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S57 Provide a Construction and 
Demolition Waste Management 
Plan that sets a landfill diversion 
target by demonstrating 
practices and activities in line with 
minimising waste and increasing 
resource recovery.

There are no design impacts related to this 
standard as it is an operational practice.

Capital cost impact is not measurable as 
waste disposal services do not commonly 
offer an option of ‘all waste to landfill’ and 
an option of ‘XX% waste diverted from 
landfill’. This is further compounded as 
the rates of different service providers 
vary as they are dependent on factors 
such as proximity to a construction 
site and whether a provider operates 
its own recycling processing facility or 
has arrangements with another party, 
therefore making comparison across 
providers problematic. 
 
Note that there is no cost impact for an 
increased percentage of diversion (e.g. no 
cost premium for a recovery rate of 70% 
versus rate of 80%).

Significant benefits from 
increased resource recovery/
landfill diversion. Volume of 
waste diverted from landfill 
largely dependent on the 
typology.

We recommend that the standard 
be retained but modified to include 
a minimum 80% landfill diversion 
target for construction and 
demolition waste. This will help to 
achieve consistent responses to 
the standard and ambitious but 
achievable resource recovery rates.

S58 Utilise low maintenance, 
durable, reusable, repairable and 
recyclable building materials.

S59 Utilise materials that include 
a high recycled content.

S60 Utilise low embodied 
energy, water and carbon 
through informed responsible 
procurement and product 
stewardship measures.

S61 Avoid materials which are 
low toxicity in manufacture and 
use, and that may cause harm to 
people, the ecosystem and other 
biodiversity

The design impact is varied depending on 
the strategies used and extent to which this 
standard is addressed. The selection of more 
sustainable materials would be achieved through 
specifications which prioritise alternatives 
over business-as-usual materials. As materials 
selection options are highly varied, we applied one 
consistent example which is generally accepted by 
industry and easily quantified - the specification 
of concrete with cement replacements 
(supplementary cementitious materials) over a 
standard concrete mix. This applied as a standard 
design response for the case study alternatives.

Capital cost premium of a concrete with 
supplementary cementitious materials is 
approximately $10/m3.

For the example of concrete 
with supplementary 
cementitious materials: 
Resoure recovery benefit 
from the reuse of a waste 
product/by-product (fly ash). 
Carbon benefit from 
replacement of carbon 
intensive materials (cement).

We recommend that the standard 
be modified to consolidate multiple 
draft standards relating to materials 
selection, and focus the revised 
standard on use of recycled content 
materials and materials with low 
embodied carbon. Guidance such as 
BESS tool notes and the proposed 
Guideline for Sustainable Building 
Design is required to communicate 
what strategies are considered 
adequate to meet the standard.

Low toxicity may be appropriate as a 
standalone IEQ standard.

S62 Utilise materials that are 
locally sourced and supplied, 
supported by relevant chain of 
custody or third-party verification 
process.

This standard was flagged for removal by Hansen 
in a preliminary review of the standards, and was 
therefore not measured. 

N/A N/A We recommend that although 
this standard has been flagged 
for removal, the principle of local 
sourcing can be included under 
standards relating to reducing 
(travel related) embodied emissions.



PLANNING COMMITTEE MEETING 14 JUNE 2022 

 

Item 5.3 Appendix A   Page 163 

  

45

Circular Economy

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S63 General Collection and 
Management  
Enable the separation and 
collection of resources from 
all current waste and recycling 
streams and provide spatial 
allocation for future waste and 
recovery streams.

The design impact of meeting this standard 
relates to the ability of a development to cater for 
the disposal and collection of a variety of waste 
streams. At a minimum, all case studies provided 
space for both general waste and recycling, with 
some also providing space for organics, glass and 
hard waste recovery. An increase in waste streams 
collected (e.g. glass recycling & FOGO) may result 
in the need for increased spatial allocations, 
however, this is not a given as some developments 
may respond with a range of measures to avoid 
requiring additional floor space dedicated to 
resource recovery (e.g. increase collection 
frequency, use of compactors/crushers).  

Cost implication has not been measured, 
as this will be a result of State policy 
rather than this standard directly.  

Carbon benefit due to 
avoided CO2e emissions of 
organics in landfill.  
 
Note that the amount 
calculated for the CBA 
assumes that occupant 
behaviour results in full 
diversion of organics 
from landfill if appropriate 
infrastructure is present 
and collection services are 
available.

This standard should be retained 
but modified to be an overarching 
waste collection and management 
standard where elements of other 
standards can be consolidated into.  
 
Note that part of the role of the 
standard is to reinforce State policy 
direction of the near future (i.e. 
Recycling Victoria), particularly 
waste stream diversification. 
We recommend that apartment 
developments consider additional 
waste streams such as textiles and 
e-waste.

S66 Individual/ Localised 
Management 
Developments should include 
dedicated areas of adequate 
internal storage space within 
each dwelling to enable the 
separation and storage of waste, 
recyclables and food and organic 
waste.

The design impact of meeting this standard is 
negligible. Dedicated internal storage space 
within dwellings for waste management was not 
ordinarily evident in the case studies but adequate 
collection systems can easily be integrated into 
existing/standard storage space (e.g. a 600mm x 
600mm area).

Capital cost is none/negligible. Potential to improve waste 
separation at the source and 
improve resource recovery.

We recommend that this standard 
be consolidated into a broader/
overarching standard relating to 
waste collection and management.

S67 Consolidated/ Centralised 
Management

Developments should include 
dedicated facilities for the 
collection, separation and storage 
of waste and recyclables; which 
are:

 – Adequate in size, durable, 
waterproof and blend- in with 
the development.

 – Adequately ventilated.
 – Accommodating similar 

transfer passages for all waste 
and recycling streams

 – Located and designed for 
convenient access including for 
people with limited mobility

 – Include appropriate signage 
and labelling

The design impact of meeting this standard 
is negligible as consolidated/centralised 
management is commonplace across the majority 
of typologies (e.g. a central waste storage room in 
a basement). 

Capital cost is none/negligible. Potential to improve waste 
separation at the point 
of disposal and improve 
resource recovery.

We recommend that although the 
intent of the standard is supported 
it should be consolidated into a 
broader/overarching standard 
relating to waste collection and 
management.
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Circular Economy

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S68 Consolidated/ Centralised 
Management 
Developments should include 
dedicated areas for the 
collection, storage and reuse 
of food and garden organics, 
including opportunities for on-site 
treatment, where appropriate, or 
off-site removal for reprocessing

Refer to Standard S63 N/A N/A We recommend that this standard 
be consolidated into a broader/
overarching standard relating to 
waste collection and management.

S69 Consolidated/ Centralised 
Management 
Developments should include 
adequate facilities for bin 
washing.

The design impact of meeting this standard is 
varied due to the options available for bin washing. 
One option may be on-site infrastructure in the 
waste collection area (e.g. a tap and floor waste), 
which some case studies did include. However, 
some developments may opt for bin cleaning by 
a mobile cleaning vehicle (i.e. hooks bins up to 
the back of the truck, washes out and returns to 
storage space). The latter option would not require 
on-site infrastructure, only space for the temporary 
parking of a washing vehicle which could be the 
same as any on-site collection space.

Cost implication has not been measured 
as the differing strategies range from 
capital costs (e.g. taps - negligible cost) 
to operational costs (e.g. arrangement for 
in-truck washing).

Improved amenity for 
occupants due to a cleaner 
waste disposal area.

We recommend that this standard 
be modified to clarify that ‘facilities’ 
does not necessarily mean on-site 
infrastructure such as taps and 
floor waste is required. While such 
infrastructure can be encouraged, 
the modificiation allows flexibility for 
other approaches to bin washing.

S70 Collection Points and Access 
Developments should include 
adequate circulation to allow 
waste and recycling collection 
vehicles to enter and leave the 
site without reversing.

This standard was flagged for removal by Hansen 
in a preliminary review of the standards, and was 
therefore not measured. 
 
Note that the design impact of requiring vehicle 
circulation on-site that allows entry and exit 
without reversing is significant. This objective is 
often already sought for by Councils however is 
largely not evident or practical in the case studies 
reviewed. For many smaller sites such as inner 
city apartment and office developments, this is 
either impractical or would have a large spatial 
implication.

N/A N/A N/A

S73 Materials 
Encourage development to 
include a framework for ease of 
repair, design disassembly and 
resource recovery for future 
renovations and demolition.

This standard was flagged for removal by Hansen 
in a preliminary review of the standards, and was 
therefore not measured.

N/A N/A We recommend that although this 
standard has been flagged for 
removal, designing for disassembly 
and future recyclability could 
be incorporated elsewhere as a 
standard or in objectives. 
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Circular Economy

STANDARD REASON FOR EXCLUSION FROM ANALYSIS

S64 General Collection and Management

Waste and recycling separation, storage and collection must be designed and managed in 
accordance with a Waste Management Plan approved by the responsible authority and:

 – Meet best practice waste and recycling management guidelines
 – Provide capacity for periods of peak waste and recycling generation based on modelled 

estimates. 
 – Consider shared waste and recycling disposal options
 – Minimize the impacts of odour, noise and hazards associated with waste collection vehicle 

movements.

This standard was flagged for simplification/consolidation with an overarching standard by Hansen 
in a preliminary review, and was therefore not evaluated.

S65 General Collection and Management  
Residential only 
Projects equal to or larger than 50 dwellings a charity donation bin must be provided and included 
in the management plan.

This standard was flagged for removal by Hansen in a preliminary review of the standards, and was 
therefore not evaluated. We consider this as an appropriate standard to be included in Guidelines 
for Sustainable Building Design.

S71 Collection Points and Access 
Prioritise on-site collection of waste and recycling as opposed to on-street collection, where 
applicable.

This standard was flagged for removal by Hansen in a preliminary review of the standards, and was 
therefore not measured. We consider this as an appropriate standard to be included in Guidelines 
for Sustainable Building Design, to the extent that this does not limit the waste streams available for 
collection. 

S72 Private Contractors 
Consider, as relevant, that if a private waste contractor is required, that the handling and separation 
of various waste and recycling streams is facilitated ensuring that all resources are diverted from 
landfill.

This standard was flagged for removal by Hansen in a preliminary review of the standards, and 
was therefore not measured. We considerthat regardless of who collects waste, that the landfill 
diversion (as demonstrated through S63) is central to the approach. We refer to the planning advice 
as to the extent that this is covered through S63.

S74 Materials 
Encourage reduced product use where appropriate.

This standard was flagged for removal by Hansen in a preliminary review of the standards, and 
was therefore not measured. We consider dematerialisation should be addressed in proposed 
Guidelines for Sustainable Building Design.

The following standards were not included in the analysis as they were either flagged for removal due to planning advice or the impact, costs and benefits were addressed in similar standards. Note that 
some standards may not have been fully analysed but are still included in the previous tables as there was relevant commentary to document.

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S75 Design 
Design adaptable buildings that 
enable transitional and alternative 
use. 

The design impact of meeting this standard is 
varied given a range of strategies can be utilised 
to create adaptable buildings. Adaptive design 
responses apart from optimising floor-to-floor 
heights of above ground car parking levels are 
either highly contextual or not easily measured/
quantified. Therefore due to the site-specific 
nature, the creation of design responses for the 
case studies is not beneficial as the impact cannot 
be easily extrapolated across other developments 
within the same typology.

Capital cost implications are varied, 
depending on site-specific response. 
 
The example of optimised floor to floor 
heights results in an increased cost 
associated with a greater amount of 
external facade. 

Long-term benefits 
associated with future-
proofing a development. Main 
benefit is the reduced need 
to retrofit a building to suit a 
future alternative use.

We recommend that the standard 
be retained but supported by 
clear guidance (in Guidelines 
for Sustainable Building Design)
detailing what measures are 
considered appropriate responses 
(e.g. specific floor to floor heights 
for above ground car parking; 
easily moved internal walls). This 
ensures the standard is consistently 
assessed against and provides 
certainty to applicants/developers.
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Green Infrastructure

This theme focuses on increasing the amount of green 
infrastructure to provide a range of ecosystem service 
benefits, and reducing the contribution of the built 
environment to the urban heat island effect.

Landscaping on the rooftop of Nightingale 2 development. Photography by Rory Gardiner
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Green Infrastructure

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S76 All new development to meet a Green 
Factor score of (High= 0.55, Mid=0.4, 
Low=0.25) *Note: further work required 
to establish target score for different 
contexts OR provide green cover (external 
landscaping) as follows: 
Any alternate delivery of green cover must 
provide at least (high=40%, mid=30%, 
low=15% equivalence) of the total site 
coverage area as green cover comprising 
at least one of the following: 
• A minimum of 65% of the required green 
cover as new or existing canopy planting 
and a minimum of 35% as understory 
planting. Canopy planting and understory 
planting can overlap. 
• Species selection and associated 
planting scheme of native and / or 
indigenous species which provides 
valuable habitat for native fauna. 
• Green cover which is located to provide 
maximum benefit in relation of cooling of 
the adjoining public realm. Green walls or 
facades under this pathway must benefit 
the public realm and be on the lower 
levels of the building.

The design impact is variable depending on 
typology. Some case studies for detached 
dwellings already achieved the 40% cover 
due to the availability of ground level space for 
landscaping. However, the majority of case studies 
had green cover anywhere between 2% and 
36%. In most cases, there was limited remaining 
ground level space for landscaping either due 
to the building footprint, car parking or existing 
landscaping. Therefore generally the design impact 
to achieve 40% cover is through the incorporation 
of vertical or on-structure landscaping (e.g. 
planters, climbers or green roofs). Exact green 
infrastructure design responses (e.g. determining 
where planters would be located) were not 
developed for each alternative design, as this would 
require an extensive assessment, and the design 
response based on the case study built form would 
not necessarily be able to be extrapolated to other 
built forms of the typology. However, different 
proportions of green infrastructure types were 
used for different typologies based on the building 
context and opportunity.

Generally speaking, to achieve the required 
increase in green cover through vertical or on-
structure landscaping, there would be some spatial 
implications to allow for sufficient growing medium 
(i.e. soil) and potentially some structural implications 
for green roofs and their associated weight loading. 
 
Note that extensive investigation was undertaken 
for the development of the Green Factor tool for the 
City of Melbourne, including testing the feasibility 
of the green cover targets on a range of typologies. 
This work found that meeting a 40% green cover 
target was feasible on all typologies with the 
exception of industrial, where larger hard stand 
areas and light weight roofs restricted outcomes. 
A 20% green cover target (or 0.25 Green Factor 
score) is considered appropriate for this land use.

Capital cost varies significantly 
between green infrastructure 
types. The following are 
approximate rates: 
$200/m2 - inground landscaping 
$1,640/m2 - planter 
$596/m2 - green facade 
$808/m2 - green roof 
 
This can represent an impact of in 
the order of 1% of the construction 
cost of the building if the 40% 
(high) green cover is targeted. 

The incorporation of 
green infrastructure 
has a range of 
ecosystem service 
benefits including: 
1. Urban 
Temperature 
Regulation (Cooling 
Effect) 
2. Habitat for 
Biodiversity  
3. Run Off Mitigation  
4. Recreation 
5. Place Values and 
Social Cohesion 
6. Aesthetic Benefits 
7. Food Supply

We recommend that the standard 
is retained as it supports a range of 
objectives relating to biodiversity, urban 
heat mitigation and stormwater runoff, 
while also supporting positive social 
outcomes.  
 
Note that as written the proposed 
standard states ‘at least one of the 
following’ for the alternative delivery 
of green cover. The original source of 
these requirements was the proposed 
Amendment C376 from City of 
Melbourne and may not specify ‘at least 
one’. We recommend reviewing wording 
and determining whether any divergence 
from the wording of City of Melbourne is 
appropriate.

Note that HV.H led the consultant team to 
develop the Green Factor tool but the tool 
is wholly owned by the City of Melbourne.



PLANNING COMMITTEE MEETING 14 JUNE 2022 

 

Item 5.3 Appendix A   Page 168 

  

50

Green Infrastructure

Greening scenarios for an example large residential typology. Business as usual scenario (left) showing a Green Factor score of 0.14, moderate greening scenario 
(centre) showing a Green Factor score of 0.55 and an optimised greening scenario (right) demonstrating a Green Factor score of 0.84. 

Images by SBLA 
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Green Infrastructure
STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S77 Existing mature canopy trees 
or vegetation which contributes to 
biodiversity corridors and habitat should 
be retained.

The design impact of this standard could be 
significant if applied to its full extent (i.e. all mature 
canopy trees retained without exception). For 
example, it was estimated from aerial imagery that 
one case study had removed approximately 80m2 
of canopy to develop the full 1000m2 of the site. If 
this canopy was to be retained, this would have a 
significant impact on the yield potential of the multi-
storey office development. 

Technical feasibility of the standard could not be 
evaluated due to lack of information and the highly 
variable nature of the impact from one development 
to the next. Approximately half of the case studies 
did not have sufficient or definitive information 
available to determine the presence of mature 
canopy prior to development, however, some 
sites it could be assumed based on the location 
(e.g. inner city) that there was no existing trees. A 
couple of case studies included commitments for 
the replacement of removed trees with equivalent 
vegetation. As the retention of canopy should be 
guided by multiple factors including the health 
and function of the trees (information which is 
site-specific and also not available for these case 
studies) and the role of Council local laws and 
planning overlays, no design responses were 
proposed which included the retention of any 
existing canopy. At a high level, retention of canopy 
should be encouraged however requires site-
specific assessments to determining the value. 

Not measured however would 
impact on development yield.

Benefits include 
habitat for 
biodiversity and 
urban cooling 
benefits.

We recommend the standard be modified 
to clarify the conditions which would 
need to be met for a mature canopy tree 
(regardless of whether it is native or 
exotic) to be either retained or removed 
as part of a development application. The 
retention of existing mature canopy trees 
or vegetation should be encouraged but 
may not always deliver the best outcome 
for a site. We consider that mature trees 
should be retained where possible.  
 
Note that there is a strong intersection 
with other planning mechanisms (e.g. 
overlays) and local laws for tree removal 
which will need to be considered during 
the planning approvals process. Tree 
removal often occurs separate from a 
buildings and works application, so we 
consider amendments to other policies 
may be a more appropriate mechanism 
for delivering the outcome sought. 

S78 Developments should:

 – Retain existing soil profiles and 
conditions on site where possible.

 – Provide appropriate deep soil area to 
support the growth of canopy trees and 
vegetation to mature sizes.

 – Provide composting facilities and/or 
worm farms as appropriate to the scale 
of development

 – Incorporate effective soil conditioning 
(mulch, compost, manure, gypsum etc)

 – Ensure that imported topsoil is 
productive, free of contaminants, and of 
a high quality

This standard was flagged for removal by Hansen 
in a preliminary review of the standards, and was 
therefore not measured.

N/A N/A We recommend that although this 
standard has been flagged for removal, 
the principles could be detailed 
elsewhere (Guidelines for Sustainable 
Building Design).
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Green Infrastructure

STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S79 Green cover proposed should: 
• Support the creation of complex and 
biodiverse habitat. 
• Provide a layered approach, 
incorporating both understory and canopy 
planting. 
• Provide either native, indigenous or 
climate change resilient exotic plants that 
provide resources for native fauna. 
• Support the creation of vegetation 
links between areas of high biodiversity 
through planting selection and design. 
• Consider appropriateness of species 
selected to expected future climate 
conditions. 

The design impact of this standard is largely a 
change to the landscaping specification (species 
selection) and improvements to design (increased 
diversity of plant forms within the existing 
landscaped area). These impacts are considered to 
not impact technical feasibility. 

Capital cost is none/negligible. The main benefit 
is improved 
biodiversity 
outcomes, with 
secondary benefits 
such as aesthetic 
benefits and urban 
cooling.

We recommend the standard be retained 
to complement Standard S76 and 
support the achievement of biodiversity 
outcomes.

S83 Demonstrate that at least 75% of the 
development’s total site area (building 
and landscape) comprises elements that 
reduce the impact of the urban heat island 
effect. These elements include: 
•        Green infrastructure 
•        Roof and shading structures with less 
than 15° pitch having SRI of minimum 80 
and 40 for pitches of more than 15° 
•        Solar panels 
•        Hardscaping materials with SRI of 
minimum 40

The design impact to meet this standard is the 
specification of urban heat reducing materials. 
Several case studies were compliant with the 
standard, commonly through a combination of 
landscaping and a light coloured roof. Alternative 
design responses which satisfy the standard are 
easily achievable through consideration of surface 
colour.

Capital cost impact for lighter 
coloured metal and pavers is 
considered cost neutral. Capital 
cost premium of $24/m2 for 
concrete with white cement/
pigment.

Reduced urban 
heat resulting in 
more thermally 
comfortable 
environments for 
occupants and 
pedestrians.

We recommend that the standard be 
retained as it is an effective approach to 
achieving urban cooling outcomes in a 
manner which has a relatively low cost 
impact.

We recommend solar panels be excluded 
from the calculation for increased 
consistency with the Green Star Buildings 
tool methodology.

S85 Utilise paving treatments which assist 
in cooling such as permeable paving 
or light-coloured aggregates, where 
applicable

The design impact of this standard specifically was 
not measured as it is considered a duplication of 
Standard S83.

Not measured. N/A We recommend this standard be removed 
and merged with Standard S83.

A separate standard focusing on high 
pedestrian amenity (shade etc) may be 
appropriate.
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Green Infrastructure
STANDARD DESIGN IMPACT CAPITAL COST IMPACT BENEFITS RECOMMENDATION

S87 Use materials that are resistant to 
extreme weather.

This standard was flagged for consolidation with 
another by Hansen in a preliminary review of the 
standards, and was therefore not measured.

N/A N/A We recommend this standard be 
removed and a materials focused 
standards incorporate a principle 
relating to durability as this is an 
important element of adaptive building 
design and supports local government 
as a decision maker in their climate 
related responsibilities under the Local 
Government Act. Material selection for 
extreme weather/hazards (e.g. fire) is 
often driven by building regulations, or 
would flow from risks identified during 
a climate risk assessment. Materials 
selection for all circumstances (e.g. 
current and future weather) can be 
considered as part of broader suite of 
objectives for materials. 

S88 Incorporate cooling pathways and 
corridors to minimise urban heat and 
address heat health matters.

The design impact of the standard specifically was 
not measured as its objectives were considered to 
be addressed by other standards such as S76 and 
S83.

Not measured. Quantified / 
addressed 
elsewhere.

We recommend this standard be retained 
to guide design which supports the 
greening outcomes of Standard S76.

STANDARD REASON FOR EXCLUSION FROM ANALYSIS

S80 Ensure shared urban ecology facilities are accessible for all users - at least the following 
amount of vegetated outdoor common space, including food production areas: 
•        1m² for each of the first 50 occupants 
•        Additional 0.5m² for each occupant between 51 and 250 
•        Additional 0.25m² for each occupant above 251. 

This standard was flagged for removal by Hansen in a preliminary review of the standards, and was 
therefore not evaluated. We consider this is appropriate to be included in the proposed Guidelines 
for Sustainable Building Design. We note that the Green Factor Tool rewards accessible green 
space through the recreation and aesthetic benefits ecosystem service scoring, so caution should 
be exercised in rewarding meeting this standard in BESS (potential double counting).  

S81 Assess the proposed development site against current and future climate related hazards and 
natural disasters.

This standard was flagged for removal by Hansen in a preliminary review of the standards, and was 
therefore not evaluated. Climate risk is addressed under Standard S33.

S82 Demonstrate that the development will be able to strengthen community climate resilience 
within its immediate or local context

This standard was flagged for removal by Hansen in a preliminary review of the standards, and 
was therefore not evaluated. We consider this could be included as an objective in Guidelines for 
Sustainable Building Design, with specific examples of how this could be achieved. 

S84 Non-glazed façade materials exposed to summer sun must have an SRI of minimum 40 Refer to Standard S83 as design impact, costs and benefits are the same.

S86 Combine renewable energy with energy storage and smart energy management to provide 
resilience and enable ‘refuge’ from heat wave during power blackouts.

This standard was flagged for removal by Hansen in a preliminary review of the standards, and was 
therefore not evaluated. We consider this could be encouraged through the proposed Guidelines 
for Sustainable Building Design.

The following standards were not included in the analysis as they were either flagged for removal due to planning advice or the impact, costs and benefits were addressed in similar standards. Note that 
some standards may not have been fully analysed but are still included in the previous tables as there was relevant commentary to document.
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Conclusions

KEY FINDINGS

The technical feasibility and financial viability analysis examined 
effective design responses to meeting proposed standards. 
This analysis had regard to technical and spatial implications of 
each standard, unless it had been ruled out through preliminary 
analysis by Hansen Partnership. Where the design response 
incurred a cost or benefit these were documented and then 
integrated where relevant with the cost benefit analysis. 

The results of the analysis were mixed, with some standards 
being recommended to be retained in their current form, others 
modified and several standards recommended for removal 
altogether. 

Taken at an aggregate level standards were recommended to be 
retained when technical impacts could be effectively managed, 
where cost impacts were either low or benefits high relative to 
the costs. Examples that met this criteria include solar PV for 
smaller residential typologies and bicycle parking rates for office 
buildings.

Standards were recommended for modification where the intent 
of the standard was appropriate for planning policy, but the 
standard could be improved to either address technical feasibility 
issues, address cost impacts or improve benefits. An example 
includes bicycle parking convenience where some elements of 
the standard were beneficial and other elements delivered an 
unreasonable yield impact relative to the benefit. 

Standards were recommended for removal in circumstances 
where the level of prescription was more appropriate in a 
guideline, where technical issues can not be addressed through 
modification of the standard, or meeting the standard requires 
design responses which create an unreasonable cost impact or 
yield reduction relative to the benefit. 

This process of analysis has resulted in standards being 
recommended for retention in largely their current form, a further 
number being recommended to be modified and others being 
recommended for removal. 

This section of the report summarises key findings, gaps, 
uncertainties and limitations and next steps.

The table on the following page outlined a summary of advice. 
We note that at the time of this analysis Part B and Part C of the 
project were yet to be completed and may recommend additional 
standards for removal / modification on planning and / or 
economic grounds.

Community interaction across private and public space. 
Photography by Tess Kelly 
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Conclusions

THEME KEY FINDINGS

OPERATIONAL ENERGY Generally speaking the majority of standards were retained either in their present form or otherwise 
recommended to be modified to remove some of the prescriptive detail. Two of the solar standards 
were recommended to be modified significantly as they were found to not be technically feasible. Fuel 
switching and procurement of GreenPower were noted as being highly effective as reducing carbon 
emissions.

SUSTAINABLE 
TRANSPORT

Standards relating to the provision of bicycle parking were largely supported due the minimal expected 
cost for space allocation and infrastructure. Modifications to the bicycle parking convenience standard 
were suggested to avoid potentially significant impacts to basement and ground floor space. Electric 
vehicle standards were noted as important for future proofing buildings, however we recommended 
that the standards avoid prescriptive guidance and that a guideline which is updatable without the need 
for a planning scheme amendment is preferred.

INTEGRATED WATER 
MANAGEMENT

In the majority of cases the standards were already met by the case studies, for example the 
inclusion of rainwater tanks and the achievement of best practice stormwater quality standards were 
widespread. Overall the intentions for most standards were supported, however, some modifications 
were recommended to allow a flexible approach to achieving potable water reductions. It was noted 
that the potable water reduction target of 30% could be more ambitious, subject to further analysis.

INDOOR ENVIRONMENT 
QUALITY (IEQ)

Most standards were either suggested for modification or removal as they were better suited as 
guidance or were found to have significant development feasibility impacts. Preliminary testing 
determined standards for internal temperatures and heating and cooling loads were either not 
achievable or could have unintended consequences. Daylight modelling demonstrated significant 
challenges with meeting standards as written.  It is noted that the intent of these standards is 
supported, but further work such as refining thresholds and metrics would be necessary for several 
standards before they would be suitable as a planning mechanism. In relation to daylight this work is 
understood to have been recently commissioned by CASBE.

CIRCULAR ECONOMY A number of these standards are technically feasible and are seen in current developments. It is noted 
that standards relating to waste collection and management aim to strengthen the ability of Council’s 
to achieve the outcomes they already seek. There is strong opportunity to drive the uptake of recycled 
content and durable materials, and the design of adaptable buildings, however these standards require 
additional guidance to provide clarity for both applicants and Councils.

GREEN 
INFRASTRUCTURE

A green cover target is a strong driver for increasing green infrastructure and achieving a range 
of ecosystem services benefits. While the retention of existing mature canopy trees should be 
encouraged, the intersection with local laws and existing planning mechanisms such as overlays should 
be considered, with these mechanisms possibly better able to deliver the outcome sought. A standard 
for cool surfaces and materials it is an effective approach to reducing urban heat in a manner which has 
a relatively low cost impact.
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Conclusions

GAPS, UNCERTAINTIES AND LIMITATIONS

As noted in a number of sections of this report, whilst the 
qualitative analysis for the project has provided a number of 
insights into benefits accruing to individual standards, not all 
of these benefits are able to be quantified. The analysis in this 
report is limited to quantifying energy, water and landfill diversion 
benefits associated with standards. In some circumstances, even 
when there is a high level of confidence that a benefit exists there 
is not the evidence to quantify it and it has been excluded. The 
cost benefit analysis will quantify a greater range of economic 
benefits associated with meeting the proposed standards. 

The analysis is also somewhat limited by the number of case 
studies able to be included in the study. Whilst every effort was 
made for the case studies to be representative of a broad range 
of typologies and development contexts, technical feasibility 
and financial viability impacts may be limited by the designs and 
specific context of the case studies. In addition, design responses  
were developed based on our professional development, 
architecture and sustainability experience. We acknowledge that 
design responses to meet the standards may be different in other 
contexts and development teams. 

A third limitation are the costs. Whilst costs were sourced on the 
best available contemporary data, they will not be perfect. If costs 
change, so does the relationship between benefits and costs. 

NEXT STEPS

This report is issued slightly ahead of Part B and Part C of the 
project. This allows those outputs to be informed by this report.

We anticipate that decisions on next steps will be made by CASBE 
on the basis of all reports, rather than this report alone.

If following the conclusion of all parts, a planning scheme 
amendment is pursued, we anticipate further work may be 
required to:

 – Ensure that design responses are representative of the most 
cost effective industry response to the standard

 – Update costs ahead of a planning panel (we have structured our 
analysis work to allow for this to be a seamless process)

 – Enhance the quantitative analysis where new robust evidence 
becomes available as to benefits associated with particular 
design responses (and standards)

 – Update the analysis if the proposed move to 7 stars NatHERS 
under NCC 2022 is not forthcoming

 – Extend the analysis to additional case studies, if stakeholder 
consultation highlights a gap in those chosen

 – Update this report to align ESD categories to the most up 
to date wording proposed as part of a planning scheme 
amendment.
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Appendix A

The following details calculation methodologies and assumptions 
used to determine benefits used in the analysis.

EMBODIED CARBON

For the design response relating to recycled content materials, 
concrete with supplementary cementitious materials was used. 
In order to determine the amount of concrete in a building 
and embodied carbon reduction achieved through the design 
response, a number of calculations and assumptions were made.

Using an existing Life Cycle Assessment (LCA) for a mid-rise 
apartment building with concrete panel facade, two values of 
tonnes per m2 GFA were determined.

The figure of 1.43 tonnes per m2 GFA was then used to calculate 
the amount of concrete across case studies where concrete 
was a predominant material. For case studies where concrete 
was less prevalent (e.g. a curtain wall high rise development), the 
figure of 1.13 tonnes per m2 GFA was used. 

Using the above values, the GFA for each case study and 
the below embodied carbon values from the EPiC database, 
embodied carbon (kg CO2e) reductions resulting from the design 
response of concrete with SCMs were calculated.

Building GFA 2,712m2
Concrete - precast 821 tonnes
Concrete - poured 3,059 tonnes
Concrete per GFA (precast and 
poured)

1.43 tonnes per m2

Concrete per GFA (poured only) 1.13 tonnes per m2

Concrete 40 MPa 497 kg CO2e per m3
Concrete 40 MPa - 30% fly ash 373 kg CO2e per m3

ORGANICS WASTE GENERATION

Organics generation was calculated primarily using Sustainability 
Victoria’s Waste and Recycling Generation Rates Calculator. As 
this calculator does not calculate organics generation for non-
residential developments (only garbage and recycling), a value 
of 26% was used to approximate the proportion of food waste 
generated by non-residential developments. 

Although this figure is attributable to commercial and industrial 
waste in metropolitan Melbourne, as detailed by the Metropolitan 
Waste and Resource Recovery Group, it was deemed a suitable 
generalisation for all non-residential developments throughout 
Victoria.

CONSTRUCTION WASTE GENERATION

The generation of construction waste is highly dependent on the 
development typology and construction materials used. Limited 
information detailing specific figures which account for the above 
factors is available, therefore a general assumption was made.

Green Star Design & As Built v1.3 Credit 22 contains to pathways 
for diversion of construction waste from landfill. The Fixed 
Benchmark awards 1 point where <10kg of waste / m2 (GFA) goes 
to landfill. The Percentage Benchmark awards 1 point where 90% 
of construction waste is diverted from landfill. 

To create an approximate total waste kg/m2, the figures of each 
benchmark required to achieve 1 point were assumed to be 
equivalent. 

1 point achieved for waste kg/m2 (GFA) to 
landfill

<10kg

1 point achieved for waste % diverted from 
landfill

90%

Assumed total waste as a proportion of GFA 100kg per m2

Assuming a 90% diversion rate achieves only 10kg going to 
landfill, a generation rate of 100kg/m2 (GFA) was calculated.

TOTAL ENERGY USE

As the total predicted energy consumption was not always 
detailed in case study documentation, and is not calculated by 
BESS (focus is on HVAC and hot water), an average percentage 
breakdown in combination with known figures (e.g. HVAC)
was used to calculate other energy uses and the total use. The 
following figures were sourced from the SDAPP Energy Efficiency 
Fact Sheet for residential developments.

HVAC 18%
Lighting 37%
Equipment 31%
Hot water 3%
Other 11%

The following figures were sourced from the Baseline Energy 
Consumption and Greenhouse Gas Emissions In Commercial 
Buildings in Australia Report for non-residential developments.

Heating and cooling 60%
Water heating 20%
Appliances incl. TV & computer 10%
Cooking appliances 3%
Fridge and freezer 4%
Lighting 3%
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Appendix B

The following details the capital costs used in the analysis, the cost source and any relevant notes.

ITEM COST ($) PER SOURCE / REFERENCE

Electric hot water system (localised instantaneous) 890 unit Rawlinsons (p. 461)

Electric hot water system (central heat pump) - per dwelling / per 1000m2 non-res GFA 2,358 unit Approximation based on high rise central heat pump figure (based on Dave 
Mahony advice)

Electric hot water system (central heat pump) - greater than 5 stories (e.g. 20 stories, 
>200 dwellings)

500,000 unit HIP V. HYPE Better Buildings Lead Dave Mahony (advice for 212 dwelling 
apartment development)

Electric hot water system (individual heat pump e.g. townhouses & single dwelling) 4600 unit Rawlinsons (p. 461)

Electric hot water system (electric boosted solar hot water) 6800 unit Rawlinsons (p. 463)

Gas hot water system (localised instantaneous) 920 unit Rawlinsons (p. 461)

Gas hot water system (central) - per dwelling / per 1000m2 non-res GFA 1,887 unit Proportion of the high rise central heat pump figure (based on Dave Mahony 
advice)

Gas hot water system (central) - greater than 5 stories (e.g. 20 stories, >200 dwellings) 400,000 unit Dave Mahony (advice for 212 dwelling apartment development)

Gas hot water system (storage) 3000 unit Rawlinsons ($3000) - 410L

Gas cooktop 2,700 system Rawlinsons (p. 681)

Induction cooktop 3,500 system Rawlinsons (p. 681)

Solar PV system (residential) 939 kW Average based on https://www.solarchoice.net.au/blog/solar-power-system-
prices

Solar PV system (commercial) 985 kW Average based on https://www.solarchoice.net.au/blog/solar-power-system-
prices

Bicycle hoop (e.g. standard in ground) 410 hoop Rawlinsons (p. 303)

Bicycle rack (e.g. Ned Kelly) 319 rack Written quote (NJM Group, supplier of Ned Kelly racks)

Bicycle stacker (e.g. Arc, Josta, Cora) 1640 system Written quote (Five At Heart, supplier of Arc stackers)

End-of-trip locker (two tier) 289 item Rawlinsons (p. 307)

Electric vehicle capacity - infrastructure & cabling (medium density) 500 dwelling Moreland City Council Low Emission Electric Vehicles Standard Report (2021) 
(p.108)

Electric vehicle capacity - infrastructure & cabling (apartment & non-residential) 869 parking 
space

Moreland City Council Low Emission Electric Vehicles Standard Report (2021) 
(p. 110)

Electric vehicle capacity - retrofit (medium density) 750 dwelling Moreland City Council Low Emission Electric Vehicles Standard Report (2021) 
(p. 65)

Electric vehicle capacity - retrofit (apartment) 2,607 parking 
space

Moreland City Council Low Emission Electric Vehicles Standard Report (2021) 
(p. 66)

Electric vehicle charging units 2,200 system Moreland City Council Low Emission Electric Vehicles Standard Report (2021), 
via Brendan Wheeler from EVSE
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Appendix B

The following details the capital costs used in the analysis, the cost source and any relevant notes.

ITEM COST ($) PER SOURCE / REFERENCE

Space allocation - Basement (e.g. car & bike parking space) - Construction 1,630 m2 Rawlinsons (p. 35)

Space allocation - Wet area (e.g. shower & changing space) - Construction 2,605 m2 Rawlinsons (p. 30)

Space allocation - Residential (townhouses) - Construction 2390 m2 Rawlinsons (p. 43)

Space allocation - Residential (apartments) - Construction 3270 m2 Rawlinsons (p. 43)

Space allocation - Covered walkway - Construction 1380 m2 Rawlinsons (p. 23)

Space allocation - Non-residential (retail) - Construction 2830 m2 Rawlinsons (p. 47)

Space allocation - Non-residential (office) - Construction 2600 m2 Rawlinsons (p. 33)

Space allocation - Non-residential (warehouse) - Construction 885 m2 Rawlinsons (p. 30)

Showerheads: 3 Star (>7.5 but <=9L/min) No differential unit https://www.harveynorman.com.au/bathroom-tiles-renovations/bathroom-
sink-tapware/shower-heads-arms/caroma/3+stars/993-1411

Showerheads: 4 Star (>6 but <=7.5L/min) No differential unit https://www.harveynorman.com.au/caroma-urbane-ii-hand-shower-brushed-
nickel.html

Showerheads: 4 Star (>4.5 but <=6L/min) No differential unit https://www.harveynorman.com.au/caroma-luna-multifunction-hand-shower-
brushed-nickel.html

Washing machine: 3 Star 800 unit Approximation from available Harvey Norman products

Washing machine: 4 Star 749 unit https://www.harveynorman.com.au/bosch-series-4-8kg-front-load-washing-
machine.html

Washing machine: 5 Star 1200 unit https://www.harveynorman.com.au/bosch-8kg-front-load-washing-machine-2.
html

Toilets: 3 Star No differential unit https://www.bunnings.com.au/estilo-wels-3-star-3-6l-min-pvc-link-p-trap-
toilet-suite_p4821911 
https://www.bunnings.com.au/stylus-wels-3-star-4l-min-allegro-link-toilet-
suite_p4823156 
https://www.bunnings.com.au/caroma-wels-3-star-4l-min-uniset-ii-connector-
s-trap-toilet-suite_p4823150

Toilets: 4 Star No differential unit https://www.reece.com.au/product/toilets-c469/toilet-suites-c705/base-link-
toilet-suite-s-trap-with-seat-white-4-9503292 
https://www.reece.com.au/product/toilets-c469/toilet-suites-c705/posh-
solus-round-close-coupled-s-trap-toilet-9500993 
https://www.reece.com.au/product/toilets-c469/toilet-suites-c705/american-
standard-studio-round-close-coupled-9506994

Taps No differential unit Approximation / comparison from of product listings from online suppliers
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Appendix B

The following details the capital costs used in the analysis, the cost source and any relevant notes.

ITEM COST ($) PER SOURCE / REFERENCE

Dishwasher: 3 Star 799 unit https://www.thegoodguys.com.au/bosch-stainless-steel-freestanding-
dishwasher-sms40e08au

Dishwasher: 4 Star 1049 unit https://www.thegoodguys.com.au/bosch-60cm-freestanding-dishwasher--
sms4hvi01a

Dishwasher: 5 Star 1299 unit https://www.thegoodguys.com.au/bosch-60cm-freestanding-dishwasher-
sms6hai01a

Rainwater tank - 5000L 1720 tank https://www.tankworld.com.au/tanks-accessories-pumps/5000l-slimline-slr-2/

Rainwater tank - 32000L 4,390 tank https://www.bluewatertanks.com.au/tanks/round-poly-tanks/32-000-litre-
poly-water-tank/

Climate Risk Assessment 15,000 Report HV.H

Glazing - double glazed fixed 439 m2 Rawlinsons (p. 363)

Glazing - double glazed operable 529 m2 Rawlinsons (p. 363)

Glazing - double glazed curtain wall component (additional to curtain wall framing) 385 m2 Rawlinsons (p. 366)

Facade - spandrel glass & insulation (additional to curtain wall framing) 228 m2 Rawlinsons (p. 366)

Facade - Face brick (total wall construction) (e.g. RES 2) 272 m2 Rawlinsons (p. 127)

Facade - Timber cladding (total wall construction) (e.g. RES 3) 147 m2 Rawlinsons (p. 129)

Facade - Precast concrete (total wall construction) (e.g. RES 4) 420 m2 Rawlinsons (p. 252)

Shading - fixed fins or louvres (e.g office) 400 m2 Rawlinsons (p. 387)

Shading - screens (on track) (e.g. apartments) 405 m2 Rawlinsons (p. 368)

Shading - fixed horizontal 370 m2 Rawlinsons (p. 387)

Shading - canvas awnings (townhouses & single dwellings) 320 m2 Rawlinsons (p. 387)

Roof - optimised design Cost neutral / 
possible cost 
saving

dwelling JCB Architects 

Materials (low embodied) - 30% SCM concrete (cost premium) 10 m3 Holcim (verbal conversation) and Boral (written response)

Materials (high SRI) - white cement (e.g. RES 1) 24 m2 Rawlinsons (p. 252) 

Green cover / landscaping - Planter 1,640 m2 City of Melbourne (average figure)

Green cover / landscaping - Green facade 596 m2 City of Melbourne (assumed 1m2 planter to every 5m2 of climber)

Green cover / landscaping - Green roof 808 m2 City of Melbourne

Green cover / landscaping - In ground only 200 m2 GLAS Landscape Architects
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Spatial Daylight Autonomy Buildings must achieve a daylight level of minimum 200 lux for at least half of daylit hours 
each day to at least half the area of every habitable room and regularly occupied space.

(sDA200,50%)

Original apartment layout

Appendix C
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Buildings must achieve a daylight level of minimum 200 lux for at least half of daylit hours 
each day to at least half the area of every habitable room and regularly occupied space. 

(sDA200,50%)

Original apartment layout

Spatial Daylight Autonomy
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Buildings must achieve a daylight level of minimum 200 lux for at least half of daylit hours 
each day to at least half the area of every habitable room and regularly occupied space. 

(sDA200,50%)

Original apartment layout

Spatial Daylight Autonomy
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Spatial Daylight Autonomy Buildings must achieve a daylight level of minimum 200 lux for at least half of daylit hours 
each day to at least half the area of every habitable room and regularly occupied space. 

(sDA200,50%)

Optimised apartment layout (improved apertures to rooms; balcony cut out to second bedroom aligned to Better Apartments 
Design Standards (BADS))
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Buildings must achieve a daylight level of minimum 200 lux for at least half of daylit hours 
each day to at least half the area of every habitable room and regularly occupied space. 

(sDA200,50%)

Optimised apartment layout (improved apertures to rooms; balcony cut out to second bedroom aligned to BADS)

Spatial Daylight Autonomy
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Buildings must achieve a daylight level of minimum 200 lux for at least half of daylit hours 
each day to at least half the area of every habitable room and regularly occupied space. 

(sDA200,50%)

Optimised apartment layout (improved apertures to rooms; balcony cut out to second bedroom aligned to BADS)

Spatial Daylight Autonomy
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Daylight Illuminance Building must achieve a daylight level across the entirety of every habitable room and 
regularly occupied space of minimum 50 lux.

Original apartment layout
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Building must achieve a daylight level across the entirety of every habitable room and 
regularly occupied space of minimum 50 lux.

Original apartment layout

Daylight Illuminance
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Building must achieve a daylight level across the entirety of every habitable room and 
regularly occupied space of minimum 50 lux.

Original apartment layout

Daylight Illuminance
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Daylight Illuminance Building must achieve a daylight level across the entirety of every habitable room and 
regularly occupied space of minimum 50 lux.

Optimised apartment layout (improved apertures to rooms; balcony cut out to second bedroom aligned to BADS)
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Building must achieve a daylight level across the entirety of every habitable room and 
regularly occupied space of minimum 50 lux.

Optimised apartment layout (improved apertures to rooms; balcony cut out to second bedroom aligned to BADS)

Daylight Illuminance
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Building must achieve a daylight level across the entirety of every habitable room and 
regularly occupied space of minimum 50 lux.

Optimised apartment layout (improved apertures to rooms; balcony cut out to second bedroom aligned to BADS)

Daylight Illuminance
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Daylight Access Buildings should achieve direct sunlight to all primary living areas for 2 hours on June 21 to 
at least 1.5 m deep into the room from glazing.

Original apartment layout
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Daylight Access Buildings should achieve direct sunlight to all primary living areas for 2 hours to at least 1.5 m 
deep into the room from glazing.

Original apartment layout
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Daylight Access Buildings should achieve direct sunlight to all primary living areas for 2 hours on June 21 to 
at least 1.5 m deep into the room from glazing.

Optimised apartment layout (improved apertures to rooms; balcony cut out to second bedroom aligned to BADS)
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Buildings should achieve direct sunlight to all primary living areas for 2 hours on to at least 
1.5 m deep into the room from glazing.

Optimised apartment layout (improved apertures to rooms; balcony cut out to second bedroom aligned to BADS)

Daylight Access
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Appendix D

CATEGORIES IN ESD REPORT REVISED CATEGORIES IN PLANNING REPORT SUMMARY OF STANDARDS REDISTRIBUTION INTO REVISED PLANNING REPORT CATEGORIES 
(IF APPLICABLE)

Operational Energy Operational Energy Standards redistributed to this category include those relating to:

 – External shading (from Indoor Environment Quality category)

Sustainable Transport Sustainable Transport

Integrated Water Management Integrated Water Management

Green Infrastructure Green Infrastructure

Indoor Environment Quality Indoor Environment Quality

Circular Economy Waste and Resource Recovery

Embodied Emissions

Standards redistributed between two new categories (Waste & Resource Recovery and Embodied 
Emissions)

Climate Resilience Standards redistributed to this new category include those relating to:

 – Urban heat reduction (from Green Infrastructure category)
 – Comfort of pedestrian pathways (from Green Infrastructure category)
 – Responding to future climate impacts (from Integrated Water Management category)

The following seeks to highlight the evolution of category wording throughout the process of the ESD technical feasibility and the planning advice, and highlight where 
standards were redistributed from categories in the ESD report to different categories in the planning report.
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For additional information, questions unturned, collaboration 
opportunities and project enquiries please get in touch.

293 Barkly Street 
Brunswick VIC 3056 
T. (03) 8060 1252

12/7 Grevillea Street 
Byron Bay NSW 2481 
T. (03) 8060 1252

wedeservebetter@hipvhype.com 
hipvhype.com

© HIP V. HYPE Group Pty Ltd
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SUSTAINABILITY PLANNING SCHEME AMENDMENT 
BACKGROUND RESEARCH
PART B: PLANNING ADVICE 

for the Municipal Association of Victoria on behalf of CASBE

March 2022

urban planning | urban design | landscape architecture
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1.0  INTRODUCTION

3Hansen Partnership Pty Ltd

      SUSTAINABILITY PLANNING SCHEME AMENDMENT BACKGROUND RESEARCH - COMPONENT B: PLANNING ADVICE

3 Hansen Partnership Pty Ltd

Hansen Partnership, Hip V Hype and Frontier Economics 
have been engaged to provide advice on a range of draft 
ESD standards proposed for inclusion in the planning 
schemes of a growing number of participating councils. 
These standards represent an ‘elevation’ of existing 
standards currently found in the local policies of 20 of 
Victoria’s councils. 

A total of 31 Victorian councils are involved in the 
‘Elevating Environmentally Sustainable Development (ESD) 
Targets Planning Policy Amendment’ project (the project), 
indicating the increasing awareness of the importance of 
planning in delivering ESD. It also signals the importance 
that planning plays in the ability of local governments to 
act in response to their communities concerns, expressed 
through various declarations associated with the climate 
emergency.

Hansen’s role has been to review the proposed standards 
and recommend adjustments, and to provide advice on 
related questions of implementation. HIP V. HYPE undertook 
an assessment of the technical and financial implications 
of the Standards (Component A), and Frontier Economics 
considered undertook a cost benefit analysis (Component C). 

This report contains two key sections - the first documents 
the outcomes of a review of draft standards provided 
to the project group, bringing together input from not 
only Hansen, but also technical advice and feedback 
from stakeholders. The second component of this report 
responds to a series of questions related to how those 
Standards could, or should, be implemented through 
Victoria’s planning system, before the report concludes 
with a series of recommendations.

. 
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2.0  PEER REVIEW OF STANDARDS

Hansen have undertaken a thorough review of the proposed 
Standards. The outcome of this review and associated 
discussion is contained in this section of the report.

The review process comprised a number of stages:

• Initial review and identification of matters which 
were not appropriate for implementation through a 
planning scheme. Some of these were identified as 
more appropriate as guidelines, some were identified 
as duplicating other standards, and others were not 
matters that are suitably addressed through a planning 
scheme, for example:

All engineered wood should meet the maximum total 
indoor pollutant emissions limits as set out in most 
current GECA, Global GreenTag GreenRate, Green Star 
or WELL standards.

• A workshop was then held with members of the client 
group who had been involved in a ‘strategic working 
group’, developing the Standards in their early phases. 
Through this process, the intent behind particular 
Standards was discussed and additional Standards 
resolved for removal, modification or consolidation 
were identified. 

• Hansen then undertook a more thorough review of the 
Standards considering the following:

• The likely implementation mechanism and 
therefore the appropriate ‘framing’ of the 
Objectives and Standards.

• Existing content within planning schemes, and 
content proposed through current reforms.

• Opportunities for simplification and clarification. 

• The ability for planners to assess the proposed 
Standards and the ways in which they might do 
so.

• Following this, the Standards were further updated on 
the basis of advice prepared as part of Component A 
of this project which examined the technical feasibility 
and viability of the proposed Standards. Where 
technical challenges were identified with respect to 
implementing and embedding relevant standards, 
corresponding  adjustments were made to address 
this.

• The Standards were also tested with a number of 
stakeholder groups, such as ESD practitioners and 
peak industry bodies.

The updated Objectives and Standards are included on the 
following pages, followed by identification of Standards 
which are recommended to not be pursued further as part 
of this project. 

There are a number of matters to note:

• The Objectives and Standards have been arranged 
thematically. However, these themes have been 
adjusted from those originally proposed. The rationale 
for these adjustments is outlined in the highlight box 
opposite.

• While the particular requirements of development have 
been retained as ‘Standards’, it is noted that these 
may require further translation once the preferred 
implementation mechanism has been confirmed and 
DELWP preferences ascertained. For example - it may 
be that more specific Performance Measures and 
Criteria are preferred, or Requirements and Guidelines. 
See Implementation into Planning Schemes for further 
details. 

4
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THEMES

ENERGY

This theme has been split into Operational Energy 
and Embodied Carbon. This allows for the splitting 
of objectives related to these two matters. The 
introduction of a new Embodied Carbon theme 
allows for an increased emphasis on this and 
to provide a logical ‘home’ for Standards which 
are seeking to achieve objectives related to this. 
While most of the Standards in this theme are not 
quantitative or specific, it provides the opportunity 
for later updates as consideration of embodied 
carbon becomes more resolved. 

GREEN INFRASTRUCTURE

This theme replaces Urban Ecology. While urban 
ecology is important, as a theme it fails to 
appropriately encompass the range of matters 
addressed under this heading and is perhaps more 
aligned with specific ‘biodiversity’ outcomes which 
are often situated in other parts of the scheme. 
Green Infrastructure allows a greater focus on health 
and wellbeing considerations alongside biodiversity 
outcomes.  

WASTE & RESOURCE RECOVERY

While this theme was originally identified as Waste, 
Materials & the Circular Economy, much of the 
content related to materials has been moved to the 
Embodied Carbon theme. While the Objectives of 
this theme certainly relate to the development of a 
circular economy, it is considered that the Standards 
proposed under this relate primarily to waste and 
resource recovery rather than the broader circular 
economy and so a thematic heading which reflects 
that provides greater clarity.   

5Hansen Partnership Pty Ltd
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2.1  THE OBJECTIVES AND 
STANDARDS
The table is broken into relevant themes, and for each a 
series of Objectives are detailed. Below these the revised 
Standards are included. These have been subject to a 
rigorous process of review and testing with stakeholders 
but should be subject to a further round of review prior to 
any exhibition of a Planning Scheme Amendment

THEME: OPERATIONAL ENERGY 

Objectives

.1 .1 To ensure new development achieves net zero carbon emissions from operational energy use.To ensure new development achieves net zero carbon emissions from operational energy use.

.2 .2 To support the inclusion of renewable energy generation and ensure a transition to renewable energy sources.To support the inclusion of renewable energy generation and ensure a transition to renewable energy sources.

.3 .3 To ensure higher levels of energy efficiency and reduce pressure on energy networks.To ensure higher levels of energy efficiency and reduce pressure on energy networks.

.4 .4 To support effective energy load management and storage.To support effective energy load management and storage.

.5 .5 To support development that demonstrates innovation in the delivery of carbon positive emission outcomes. To support development that demonstrates innovation in the delivery of carbon positive emission outcomes. 

Standards Assessment process Objectives

S1
All development should be designed to reflect the 
following hierarchy in achieving net zero carbon 
performance from all operational energy use:
1. Design buildings to be all electric;
2. Design building orientation, envelope and    
    openings to increase energy efficiency;
3. Selection of energy efficient systems,  
    equiptment and appliances;
4. Onsite generation of renewable energy;
5. Purchase of offsite renewable energy.

As part proposed Sustainability Management 
Plan (SMP) templates (see Section 2.3) 
a ‘checklist’ could be included which, on 
completion, provides the planner or other 
decision-maker with a clear understanding of 
the order and steps taken by the applicant to 
meet the Standard. 

1, 2, 3, 
4, 5.

For each theme, the relevant Objectives which the 
Standard is intended to deliver is identified, along with 
some commentary as to how the standards would be 
assessed through the proposed process. It is important that 
all the Standards are practical in terms of how they can be 
assessed by any decision-maker and also that they do not 
impose unreasonable burdens on applicants. These should 
be read in conjunction with the discussion at Section 2.3 
on application requirements and supporting material.

6
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Standards Assessment process Objectives

S2
All new development should be designed to avoid 
consumption of natural gas or other onsite fossil 
fuels.

This can be clearly identified in the SMP and 
on relevant plans, including the proposed 
Sustainability Response Plan. The Guidelines 
document will provide ‘helpful hints’ as to 
ways to overcome common issues with gas.
The Guidelines should also include a clear 
list of uses for which discretion may be 
warranted from this standard, and any 
associated parameters. 
It is noted that advocacy for corresponding 
changes to the VPPs to address the issue of 
gas providers as Determining Authority for 
some permit applications will also need to 
be pursued.

1

S3
All development should be designed to reflect the 
following hierarchy in achieving net zero carbon 
emissions from all operational energy use:
1.  Design buildings to be all electric;
2.  Design building orientation, envelope and  
     openings to increase energy efficiency;
3.  Selection of energy efficient systems,  
     equipment and appliances;
4.  Onsite generation of renewable energy;
5.  Purchase of offsite renewable energy.

This would be assessed through review of 
built form as shown on plans, and also as 
articulated through the SMP. Appropriate 
design responses would vary dependant 
on context, but examples of common best 
practice could be provided through the 
Guidelines.

3

S4
All development should be designed to minimise 
energy use including:
• Provision of clotheslines to allow natural 

drying of clothes and bedlinen, that do not 
impact the amenity of external secluded 
private open space, or internal room function.

• Provision of appropriate energy management 
systems (such as load management) to 
support use of renewable energy generated 
onsite and efficient energy consumption 
throughout the day.

Clothes drying areas would be marked on 
plans allowing for easy assessment and 
SMP would contain details of any proposed 
energy management systems as part of 
documentation. Guidelines again, could 
provide details as to common and cost 
effective forms of energy management for 
different typologies.

3, 4

S5
All residential developments should achieve an 
average 7 Star NatHERS rating.

Relevant NatHERs modelling reports would 
be incorporated into the SMP.
Note: it is anticipated that this Standard will 
be removed following delivery of Victorias 
commitment to pursuing this standard 
through updates to the building regulations.  

1, 3, 4

7Hansen Partnership Pty Ltd
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Standards Assessment process Objectives

S6
All development should maximise potential 
utilisation of solar energy and where appropriate, 
wind, through the following measures:
• Ensuring electrical systems are designed 

to optimise the onsite consumption of 
generated electricity. 

• Optimising roof form, pitch and orientation for 
photovoltaic arrays and/or solar air or water 
heating.

• Minimising shading and obstructions.
• Designing for appropriate roof structure to 

accommodate and access equipment.
• Consider spatial requirements for future 

renewable energy storage or other energy 
management systems. 

The SMP would provide detail on measures 
proposed, and the Guidelines would provide 
certainty as to what matters might need to 
be specified in terms of electrical systems 
for different typologies.
Plans, including the Sustainability Response 
Plan, could detail roof characteristics allow 
for assessment, and again, the Guidelines 
could clearly articulate appropriate 
responses in different contexts. 
Where relevant and if load management 
or storage is suggested to be part of the 
response, relevant notations and definition 
of spatial requirements on plans could be 
sought. 

1, 2, 4

8
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Standards Assessment process Objectives

S7
All developments should provide the following 
minimum requirements for onsite renewable 
energy generation: 
DEVELOPMENT REQUIREMENT

Single dwelling, 
Two or more 
dwellings on 
a lot (multi- 
dwellings 
other than 
apartments)

A 3kW minimum capacity solar 
photovoltaic (PV) system should be 
installed for each 1-2 bedroom dwelling 
and an additional 1.0kW per bedroom 
for each bedroom there-after. 

Apartment 
development

Provide a solar PV system with a 
capacity of at least 25W per square 
meters of the development’s site 
coverage,

OR 1kW per dwelling.

Office, Retail, 
Other non-
residential

Provide a solar PV system with a 
capacity of at least 25W per square 
meters of the development’s site 
coverage.

Industrial & 
Warehouse 

A solar PV system that is:

Sized to meet the energy needs of 
the building(s) services (lighting, 
air-conditioning, industrial processes). 
When no industrial process is proposed, 
minimum 1.5kW per tenancy plus 1kW 
for every 150m2 of gross floor area 
must be provided,

OR Where an energy intensive industrial 
process is likely, maximised based on 
the available unencumbered roof area.

The solar PV proposed would be shown on 
the plans and detailed in the SMP, allowing 
for easy assessment against the Standard.
There will clearly be some instances 
where there is a need for discretion in the 
application of this Standard, including where 
roofs are already overshadowed (where the 
application of such a requirement would 
be unreasonable) or where a better overall 
sustainability outcome is generated through 
a combination of measures proposed for the 
site which results in this Standard not being 
appropriate.
In order to ensure transparency, situations 
where discretion would always lead to the 
Standard not being applied should be clearly 
outlined in the Guidelines or suitable wording 
added to the Standard. Other situations 
where discretion may be exercised could be 
identified though case study examples but 
should not be specifically listed within the 
Guidelines. Where relevant these matters 
could be integrated into decision guidelines. 

1, 2

S8
All residual operational energy should be 100% 
renewable, purchased through government 
accredited off-site Green Power, power 
purchasing agreement or similar.

See Section 3.7 for more in depth discussion 
of how this Standard could be implemented 
and assessed.

1
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THEME: EMBODIED CARBON

Objectives

.1 .1 To encourage development that considers the lifecycle impacts of resource use and supports lower carbon To encourage development that considers the lifecycle impacts of resource use and supports lower carbon 
emissions.emissions.

Standards Assessment process Objectives

S9
Development should reduce the impact of embodied 
carbon emissions in materials used through a 
combination of the following measures:
• Reusing all, or part, of existing buildings.
• Use of reclaimed or repurposed materials where 

appropriate.
• Use of new materials with a recycled content. 
• Identifying opportunities to substitute high 

impact materials, such as concrete or steel, with 
materials with lower embodied carbon. 

• Selecting materials from sources which have 
undertaken offsetting of any carbon emissions.

The SMP would provide detail on 
measures proposed by the applicant to 
meet this Standard. The template could 
be structured to identify opportunities, 
which the applicant could confirm if 
they have taken up or not. Guidelines 
could provide guidance as to the 
reductions that would be considered 
reasonable and the circumstances 
where discretion would be anticipated.

1

S10
Development should demonstrate consideration of the 
potential for future adaptation and / or alternate uses 
where relevant, in the design of buildings.

This could be detailed in the SMP, 
where a template could provide a 
checklist of measures that have 
been considered in response to the 
Standard. 
The relevant section of the Guidelines 
could provide best practice case study 
examples. 

1

S11
Development should contribute to the reduction in 
future embodied carbon through careful material 
selection, including:
• Utilising materials that are durable, reducing need 

for replacement.
• Utilising materials and construction methods 

which facilitate future recycling of materials.
• Considering the application of ‘design for 

disassembly’ principles.

Materials and finishes specifications 
are anticipated to be provided as per 
standard application requirements. This 
would allow assessment against the 
first and second dot point. Similarly 
to the above, the SMP template 
could provide  a checklist against 
matters which have been considered 
by the applicant in responding to the 
Standard. 
Guidelines again could provide locally 
relevant case studies and ideas that 
could be considered by applicants. 

1

10
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THEME: SUSTAINABLE TRANSPORT

Objectives

.1 .1 To ensure development supports sustainable and equitable transport patterns through the provision of transport To ensure development supports sustainable and equitable transport patterns through the provision of transport 
infrastructure that prioritises active transport.infrastructure that prioritises active transport.

.2 .2 To support and encourage zero emissions transport.To support and encourage zero emissions transport.

.3 .3 To support development that is designed to encourage behavioural changes to reduce transport related To support development that is designed to encourage behavioural changes to reduce transport related 
emissions and congestion.emissions and congestion.

.4 .4 To ensure that development is designed to accommodate the expected increase in use of lower emission To ensure that development is designed to accommodate the expected increase in use of lower emission 
modes of transport through the provision of infrastructure that is efficient and can adapt to meet changing modes of transport through the provision of infrastructure that is efficient and can adapt to meet changing 
needs and innovations in transport technology.needs and innovations in transport technology.

Standards Assessment process Objectives

S12
All development should provide the following rates of 
bicycle parking: 
DEVELOPMENT REQUIREMENT

New residential 
development

A minimum of one secure undercover 
bicycle space per dwelling. Where 
a lesser provision of bicycle parking 
is proposed, development should 
demonstrate how additional space 
(i.e. car parking spaces) could be 
repurposed for bicycle parking should 
demand arise.

A minimum of one visitor bicycle space 
per 4 dwelling. 

New retail 
development

A minimum of one secure undercover 
employee bicycle parking space per 
100 sqm net leasable area.

Visitor bicycle spaces equal to at least 
5% of the peak visitors capacity.

New development 
associated with a 
Place of Assembly

A minimum of 2 secure staff bicycle 
spaces per 1500 sqm of a place of 
assembly.

A minimum of four visitor spaces for 
the first 1500 sqm and 2 additional 
spaces for every 1500 sqm thereafter. 

New office 
development

A minimum of one secure undercover 
staff bicycle parking space per 100 
sqm net leasable area of office.

A minimum of one visitor space per 
500 sqm net leasable area of office.

For all other non-
residential uses

Provide bicycle parking equal to at least 
10% of regular occupants.

Bicycle parking areas and proposed 
numbers should be included on 
relevant plans. They should also be 
detailed with the relevant SMP (see 
recommendation for consolidation 
of current Green Travel Plan 
requirements with a single SMP). 
SMP template could contain an 
adjustable table with the relevant 
uses so applicants can just add in 
relevant floor areas and identify 
numbers of bicycle parking spaces 
provided, with justification for any 
reduction required. This template 
could also allow for the easy 
identification of the number of ‘other’ 
types of bicycle parking provided (i.e 
cargo bikes, electric bikes spaces 
with charging etc).

1, 2, 41, 2, 4
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Standards Assessment process Objectives

S13
All non-residential developments should provide:
• One shower for the first 5 employee bicycle 

spaces, plus 1 to each 10 employee bicycle 
spaces thereafter.

• Personal lockers are to be provided with each 
bicycle space required if 10 or more employee 
bicycle spaces are provided. 

• If more than 30 bicycle spaces are required, then 
a change room should be provided with direct 
access to each shower. The change room may be 
a combined shower and change room.

As above, this could be included as a 
table to fill out in any SMP template, 
and should be marked on relevant 
plans.

1, 2, 41, 2, 4

S14
All bicycle parking facilities should be designed for 
convenient access, including:
• Locating the majority of bicycle parking facilities 

for occupants at ground level, where this does not 
compromise other relevant objectives.

• For bicycle parking not at ground level, providing 
the majority within 10 meters of vertical 
pedestrian access ways (i.e. lifts, stairs).

• Providing safe access to bicycle parking facilities 
in basement carparks via a separate line of travel 
or by clearly signalling cycle priority through 
surface treatments and to facilities accessed 
via lanes by providing suitable lighting and 
surveillance.

• Ensuring any lifts used to access bicycle parking 
areas are at least 1800mm deep.

• Ensuring at least 20% of residential bicycle parking 
facilities are of a type which support equitable 
access through a combination of well-spaced 
ground level facilities to support ease of use and 
provision of parking spaces to accommodate a 
diverse range of bicycles (such as cargo bikes or 
three wheeled bikes). 

Details of how the design has 
considered easy access could be 
documented in the SMP, with relevant 
content included on plans. The 
Guidelines should include examples of 
application types for which dot points 
relating to ground floor locations 
and separate lines of travel may not 
be appropriate. As with previous 
Standards, where decision guidelines 
etc are used, these matters could be 
addressed there.

1, 2, 41, 2, 4
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Standards Assessment process Objectives

S15
All development should be designed to support the use 
of electric vehicles through the provision of: 
DEVELOPMENT REQUIREMENT

Single dwellings 
/ Two or more 
dwellings on a lot

Appropriate infrastructure and cabling to 
support at least moderate speed, efficient 
EV charging (without the EV charger unit) 
in each garage/ carport.

Apartment 
development 

Electrical capacity capable of supporting 
the provision of an appropriate moderate 
speed, efficient EV charging outlet to all 
car parking spaces.

Appropriate EV infrastructure and cabling 
must be provided to ensure peak demand 
is managed  for example, distribution 
boards, power use metering systems, 
scalable load management systems, and 
cable trays or conduit installation.

Non-residential 
development 
under 5,000 sqm 
gross floor area

Electrical capacity capable of supporting 
the provision of an appropriate moderate 
speed, efficient EV charging outlet to 
20% of all staff car parking spaces (or a 
minimum of one space).

Appropriate EV infrastructure and cabling 
must be provided to ensure peak demand 
is managed, for example, distribution 
boards, power use metering systems, 
scalable load management systems, and 
cable trays or conduit installation.

Non-residential 
development over 
5,000 sqm gross 
floor area

Installed EV charging infrastructure 
complete with chargers and signage to 5% 
of all car parking spaces. 

Electrical capacity capable of supporting 
the provision of an appropriate moderate 
speed, efficient EV charging outlet to 
20% of all staff car parking spaces (or a 
minimum of one space).

Appropriate EV infrastructure and cabling 
must be provided to ensure peak demand 
is managed for example, distribution 
use metering systems, scalable load 
management systems, and cable trays or 
conduit installation.

SMPs will contain a section which 
includes details of EV provisions 
proposed on site. The template could 
be set up to allow easy assessment 
against the Standards. Location of 
relevant infrastructure should also be 
shown on relevant plans. 

2, 3, 4, 5
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Standards Assessment process Objectives

S16
All car parking facilities should be designed to support 
the charging of shared or visitor vehicles through:
• The provision of a minimum of one EV enabled 

shared parking space if visitor or shared parking 
spaces are proposed.

• Locating shared EV charging space(s) in highly 
visible, priority locations.

• Providing clear signage indicating that EV charging 
is available at the shared space(s).

As with above this information could 
detailed in the EV section of the SMP 
through use of a template model, 
and through the inclusion of relevant 
spatial details on the plans.

2,3,4,5

S17
All car parking facilities should be designed to support 
the charging of motorcycle, moped, electric bicycle or 
scooters through:
• Providing electrical capacity for appropriate 

charging outlets at the parking / storage area.
• Providing a general power outlet for every six 

vehicle parking spaces to support charging. 

As above. 2, 3, 4

S18
All development should be designed to support modal 
shift to more sustainable forms of transport through:
• Locating low and zero emission vehicles in a 

prominent, accessible locations within parking 
facilities. 

• Designing car parking facilities to be adaptable to 
other uses.

• Adopting flexibility in the allocation of car parking 
spaces to facilitate adaptable uses or transfer of 
ownership.

SMP template could provide a section 
where applicant can outline steps 
they have taken to support modal 
shift which may include measures 
beyond those identified in the 
Standard. Where items included in 
the Standard have not been pursued 
by the applicant the expectation 
would be the rationale for this is 
documented in the SMP also.

1, 2, 4 ,5

THEME: INTEGRATED WATER MANAGEMENT

Objectives

.1 .1 To support development that minimises total operating potable water use. To support development that minimises total operating potable water use. 

.2 .2 To support development that reduces the amount of stormwater runoff on site, and improves its quality of To support development that reduces the amount of stormwater runoff on site, and improves its quality of 
stormwater, and impacts for stormwater that leaves a development.stormwater, and impacts for stormwater that leaves a development.

.3 .3 To ensure development considers and addresses the impact of future climate conditions in the management of To ensure development considers and addresses the impact of future climate conditions in the management of 
water resources.water resources.

.4 .4 To encourage development that supports innovation in the use and reuse of waterTo encourage development that supports innovation in the use and reuse of water

14
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Standards Assessment process Objectives

S19
All development should be designed to reduce potable 
water use on site by at least 30% in interior and 
irrigation uses, in comparison to an equivalent standard 
development, with use of roof harvested rainwater 
supply prioritised in the delivery of reductions.

SMP template would include an area 
where the water use of the ‘equivalent 
standard development’ would be 
recorded (in line with definition and 
Guideline content). The anticipated 
usage based on measures which 
would also be outlined could then be 
recorded, allowing an easy assessment 
of the reduction in use anticipated to 
be achieved by the development. A 
breakdown of where the reductions have 
been achieved could also be provided.  

1, 4

S20
Design developments to use water resources 
efficiently through a range of measures, including;
• Collection of rainwater from above ground 

catchments, and appropriate filtering for on-site 
use for toilet flushing as a minimum, and additional 
uses such as laundry, irrigation, wash down 
facilities, etc.

• Capture of fire-test water for on-site reuse
• Collection of stormwater for on-site reuse
• Considering opportunities for onsite recycling of 

wastewater through the installation of approved 
greywater or blackwater systems

• Reducing potable water use for irrigation by 
selection of drought tolerant landscaping, design 
for passive irrigation, and selection of efficient 
irrigation systems where needed

• Connecting to a precinct scale Class A recycled 
water source if available and technically feasible 
(including a third pipe connection to all non-
potable sources).

• Providing water efficient fixtures, fittings and 
equipment.

Measures taken to achieve water 
efficiency will vary from site to 
site, but should be documented in 
the SMP. The SMP could include all 
measures identified in the Standard to 
ensure direct response to these key 
opportunities but would also allow for 
other measures to be identified. 

1, 3, 4

S21
Reduce the volume and flow of stormwater discharging 
from the site by appropriate on-site detention and 
on-site retention strategies, consistent with catchment 
scale IWM objectives and targets.

This would be demonstrated through 
use of tools such as STORM / MUSIC 
as is currently the case. The results 
would be included in the SMP.

2

S22
Improve the quality of stormwater discharging from 
the site by meeting best practice urban stormwater 
standards.

This would be demonstrated through 
use of tools such as STORM / MUSIC 
as is currently the case. The results 
would be included in the SMP.

2
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THEME: GREEN INFRASTRUCTURE

Objectives

.1 .1 To deliver development that protects existing landscape values on and adjoining the development site, including To deliver development that protects existing landscape values on and adjoining the development site, including 
canopy, vegetation, and habitat for biodiversity.canopy, vegetation, and habitat for biodiversity.

.2 .2 To deliver development that increases vegetation, particularly indigenous and native vegetation, and enhances To deliver development that increases vegetation, particularly indigenous and native vegetation, and enhances 
existing landscape values, connects biodiversity corridors and increases the resilience of ecosystems.existing landscape values, connects biodiversity corridors and increases the resilience of ecosystems.

.3 .3 To ensure landscaping proposed as part of development will be resilient to future climate conditions and To ensure landscaping proposed as part of development will be resilient to future climate conditions and 
supports integrated water management and energy efficiency outcomes.supports integrated water management and energy efficiency outcomes.

.4 .4 To support development that increases amenity, improves connections to surrounding natural landscapes and To support development that increases amenity, improves connections to surrounding natural landscapes and 
supports health and wellbeing.supports health and wellbeing.

.5 .5 To encourage development that provides opportunities for on-site food production.To encourage development that provides opportunities for on-site food production.

Standards Assessment process Objectives

S23
All new development should achieve a Green Factor 
score of 0.55 (0.25 for industrial and warehouse uses)

OR

A minimum of at least 40% of the total site coverage 
area (20% for Industrial or Warehouse) must comprise 
green cover (external landscaping) that delivers at 
least one of the following:
• A minimum of 65% of the required green cover 

area as new or existing canopy planting and a 
minimum of 35% as understory planting. Canopy 
planting and understory planting can overlap.

• Species selection and associated planting 
arrangement comprising native and / or indigenous 
species which provides habitat for native fauna.

• Green cover which is located to provide maximum 
benefit in relation to the cooling of the adjoining 
public realm. Green walls or facades under this 
pathway must benefit the public realm and be on 
the lower levels of the building.

If using the Green Factor Tool (GFT), the 
final score report which is generated 
would be provided allowing the 
Standard to be easily assessed. 
If alternate measures are proposed 
to meet the Standard then this would 
be documented on the relevant plans, 
including planting schedules. Guidelines 
would be needed to provide additional 
detail as to the parameters of how the 
alternate pathway would be assessed 
(i.e. lower levels are up to three storeys 
etc).

1, 2, 3, 5
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S24
Green infrastructure should:
• Support the creation of complex and biodiverse 

habitat.
• Provide a layered approach, incorporating both 

understory and canopy planting.
• Provide either native, indigenous and/or climate 

change resilient exotic plants that provide 
resources for native fauna.

• Support the creation of vegetation links between 
areas of high biodiversity through planting 
selection and design.

• Ensure species selection is appropriate to address 
expected future climate conditions.

As per some earlier standards, a 
‘checkbox’ approach within the 
SMP template could provide an easy 
mechanism for assessment. 

1, 2, 3, 5

S25
Siting of buildings should seek to retain existing 
mature canopy trees (excluding invasive species) or 
significant areas of other green cover which contribute 
to biodiversity corridors and habitat. 

   

Existing trees would be shown on 
plans. Any removal of mature canopy 
trees would need to be justified as 
part of any application. Guidelines 
would make clear the parameters 
what appropriate responses may 
be in different circumstances. This 
could addresses approaches based on 
preferred densities, location of trees 
on lots etc. If trees are proposed for 
removal an arborists report would form 
part of application requirements.

 1, 2, 3

S26
Development should ensure appropriate measures are 
integrated to support the establishment and ongoing 
maintenance of landscaping 

Review of landscape plans and any 
associated material should detail 
proposed measures (noting crossover 
with IWM requirements).

                       
5
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THEME: CLIMATE RESILIENCE

Objectives

.1 .1 To improve the resilience of the built environment to climate change related hazards and natural disasters.To improve the resilience of the built environment to climate change related hazards and natural disasters.

.2 .2 To deliver development that reduces the urban heat island effect.To deliver development that reduces the urban heat island effect.

Standards Assessment process Objectives

S27
New development should demonstrate that future climate 
impacts have been considered and addressed in any design 
response. 

Applicants would be required 
to prepare a Sustainability 
Response Plan, similar to 
existing Design Response 
Plans, which identify the future 
climate impacts. Impacts 
would be as per State of the 
Climate reports. This plan would 
summarise impacts and then 
identify proposed responses 
which would be outlined in more 
detail in SMPs. Guidelines could 
provide further information of the 
impacts that would need to be 
considered and what potential 
responses could include.

1, 2

S28
Provide at least 75% of the development’s total site area with a 
combination of the following elements to reduce the impact of 
the urban heat island effect:
• Green infrastructure. 
• Roof and shading structures with cooling colours and 

finishes that have a solar reflectance index (SRI) of:
• For roofing with less than 15 degree pitch, a SRI of at 

least 80.
• For roofing with a pitch of greater than 15 degrees, a 

SRI of at least 40
• Water features or pools.
• Hardscaping materials with SRI of minimum 40. 

The total 75% area would 
be documented on the 
Sustainability Response Plan, 
allowing for easy assessment 
as per current documentation of 
permeability requirements under 
ResCode.

1,2

S29
Pedestrian pathways should be designed with thermal comfort 
in mind. This includes incorporating landscaping (tree canopy 
and other vegetation), shading and covered structures.  

Plans would allow easy 
assessment of whether 
pedestrian paths incorporate 
responses to urban heat.

1,2
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THEME: INDOOR ENVIRONMENTAL QUALITY 

Objectives

.1 .1 To support development that achieves safe and healthy indoor environments, specifically addressing:To support development that achieves safe and healthy indoor environments, specifically addressing:
• • Thermal comfortThermal comfort
• • Thermal safetyThermal safety
• • Access to clean, fresh airAccess to clean, fresh air
• • Access to daylight and sunlightAccess to daylight and sunlight
• • Harmful indoor air pollutantsHarmful indoor air pollutants

.2 .2 To deliver development that considers the impact of future climate conditions on indoor environment quality.To deliver development that considers the impact of future climate conditions on indoor environment quality.

Standards Assessment process Objectives

S30
Buildings should be designed to be able to provide appropriate 
levels of thermal comfort without reliance on mechanical heating 
and cooling systems, as follows: 
DEVELOPMENT REQUIREMENT

Single dwellings

Two or more 
dwellings on 
a lot

All habitable rooms should be cross 
ventilated.

Apartment 
development 

Residential 
Buildings

60% of all apartments should be effectively 
naturally ventilated, either via cross 
ventilation, single-sided ventilation or a 
combination

At least 40% of apartments on every floor to 
be cross ventilated

Non-Residential 
development

All regular use areas of non-residential spaces 
should be effectively naturally ventilated; 
or commensurate mechanical measures 
provided.

Plans should document 
proposed flow paths allowing 
for assessment of ventilation. 
Guidelines should make 
definitions of cross and single 
side ventilation clear.

1

S31
Buildings should achieve a daylight level across the entirety 
of every habitable room of 100 lux and of 50 lux across the 
entirety of any other regularly occupied space.

Proposed lux levels should 
be documented in the SMP. 
For larger and more complex 
development, application 
requirements would include 
specialist reporting. 

1

S32
Internal spaces in buildings should utilise natural light to 
minimise the use of artificial lighting during daylight hours, 
unless the proposed use of the room is contrary to the provision 
of glazing.

Standard application plans such 
as elevations would be used to 
assess this Standard.

1
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S33
Primary living areas of at least 70% of all dwellings in a 
development should achieve direct sunlight for 2 hours on the 
21st day of June to at least 1.5m deep into the room through 
glazing.

Extent of sunlight through glazing 
could be documented on plans. 
Guidelines could show how 
this should be demonstrated, 
and detail considerations in 
calculating solar access. For 
larger and more complex 
development, application 
requirements would include 
specialist reporting. 

1

S34
Development should include openable external windows 
to circulation corridors and lift lobbies to facilitate natural 
ventilation for residential development below six storeys.

Plans notate openable windows. 1, 2

S35
Development should use materials which are low toxicity in 
manufacture and use, and that do not cause harm to people or 
ecosystems.

Guidelines would list materials to 
be avoided and cross references 
could occur with Materials and 
Finishes specification. 

1
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THEME: WASTE & RESOURCE RECOVERY

Objectives

.1 .1 To facilitate development that supports functional waste recovery and management.  To facilitate development that supports functional waste recovery and management.  

.2 .2 To enable the continuous improvement of sustainable waste management and resource recoveryTo enable the continuous improvement of sustainable waste management and resource recovery

Standards Assessment process Objectives

S36
Development should include: 
• Adequate waste and recycling infrastructure to manage the 

waste demand of the development in a sustainable manner 
and to support recycling, such as an appropriate number of 
bins, waste chutes, and cleaning facilities. 

• Waste and recycling infrastructure and enclosures which 
are: 
• Adequately ventilated.
• Integrated into the design of the development.
• Located and designed for convenient access by 

occupants and made easily accessible to people with 
limited mobility 

• Signposted to support recycling and reuse.
• Adequate facilities or arrangements for bin washing. 

A Waste Management Plan 
would be required as part of 
application requirements for 
applications other than single 
dwellings, and a template 
will assist easy assessment 
against aspects of the 
Standards.

1

S37
Development should be designed to facilitate:
• Collection, separation and storage, and where appropriate, 

opportunities for on-site management of food waste 
through composting or other waste recovery as 
appropriate.

• Collection, storage, and reuse of garden waste, including 
opportunities for on-site treatment, where appropriate, or 
off-site removal for reprocessing.

• Collection and storage of glass recycling
• Collection and storage of containers under any Container Deposit 

Scheme as appropriate for the proposed use and scale. 
• The provision of adequate circulation space on site to allow 

waste and recycling collection vehicles to enter and leave 
the site without reversing.

• Waste and recycling separation, storage and collection 
designed and managed in accordance with an approved 
Waste Management Plan, if required by the responsible 
authority.

• For apartment development, the provision of space for 
communal storage of additional waste streams including E 
waste, hard waste and textiles.

A Waste Management Plan 
would be required as part of 
application requirements for 
applications other than single 
dwellings, and a template 
will assist easy assessment 
against aspects of the 
Standards.

1

S38
An application should demonstrate through the provision of a 
Construction / Demolition Waste Management Plan, if required 
by the Responsible Authority, that all practical and feasible 
practices and activities to minimise waste and increase 
resource recovery will be implemented.

The required CMP, and 
associated template would 
support assessment.

1
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2.1.1 OTHER STANDARDS
It is noted that a number of other Standards were initially 
proposed as part of this amendment. Some of these 
initial Standards will inform updates to BESS (CASBE’s 
sustainability rating tool) or relevant Guidelines, while 
others may form part of a future planning scheme 
amendment when further work has been undertaken.

The Standards which were not pursued at this point in time  
related to:

ENERGY

• Improvements on NCC for commercial energy 
efficiency.

• Glazing specifications.

• Airtightness requirements.

• Penetration points in insulation. 

• Appliance and system efficiency requirements. 

• Electric heat pump minimum standards.

• Illumination power density of internal lighting.

• Provision of electric cooktops.

• Basement car park ventilation. 

• Installation and specification of HVAC systems.

• Specific controls for energy management.

• Preparation of an EV management plan.

• Discretionary fast charging points.

• Reduction in vehicle crossover lengths.

• Efficient fixtures, appliances and fittings.

INTEGRATED WATER MANAGEMENT

• Increased permeability requirement.

• Reduction in flood impact on site and in associated 
context.

• Modelling of flood impacts.

• Ensuring environmental safety and human health in 
reuse of water.

GREEN INFRASTRUCTURE

• Retention of soil profiles.

• Provision of composting and soil conditioning.

• Provision of uncontaminated top soil.

• Landscape measures compliance reporting.

• Shared urban ecology space (including food 
production) requirements.

• Water supply and taps to balconies.

CLIMATE RESILIENCE

• Strengthening local community resilience.

• Blackout refuge requirements.

INDOOR ENVIRONMENTAL QUALITY 

• Internal room temperature minimum and maximums 
for habitable rooms.

• Workplace heating requirements.

• Provision of double glazing.

• Heating and cooling load densities of habitable rooms.

• Higher provision of daylight levels to specified 
proportion of habitable rooms.

• Winter sun access to primary private open space.

• Provision of layered views from habitable rooms.

• Distance between fixed points of occupation (i.e 
desks) and glazing.

• Pollutant emissions of engineered wood, carpet, paint 
and sealants and other materials.

• Olfactory comfort in non-residential development,

• Land use directives for development within proximity 
of main roads truck routes and diesel train corridors 
and other sources of pollution.

• Specific technical requirements for development within 
proximity of main roads truck routes and diesel train 
corridors.

WASTE & RESOURCE RECOVERY

• Onsite reuse of materials.

• Private waste contractor resource diversion.

• Onsite versus street collection of waste and street 
space allocation.

• Internal waste storage space (dwellings).

• Provision of charity donation bins.

• Waste capacity for peak demand times.

• Odour impacts of waste collection vehicles.
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2.2.2 INFORMATION REQUIREMENTS
The review also identified other considerations and 
associated requirements which may be needed to support 
planners, and other relevant officers or decision-makers, in 
assessing the various Standards.

Generally speaking, it is considered that the content 
required to undertake an assessment against these 
Standards is likely to be similar across all scale and types of 
development. What is likely to differ is the scope and level 
of detail of information provided under relevant themes.

New format Local Policy does not allow for the 
identification of application requirements. Consistent 
with the Planning and Building Approvals Process 
Review undertaken in 2019 by Better Regulation Victoria, 
application requirements should be identified by councils 
external to planning schemes. 

While this approach is supported, it is also important to 
ensure that it is clear to applicants what information is 
required to allow decision-makers to assess their proposal 
against relevant Standards. This need is reflected in 
proposed changes to ResCode (Improving the operation of 
ResCode, 2021) which retains the Information Requirements 
against the various Standards contained within those 
Clauses. If such a model is adopted then relevant 
requirements should be integrated into the provision.

While relevant documents such as Sustainability 
Management Plans (SMPs) are sometimes provided only 
as Permit Conditions, it is considered that in delivering 
these Standards, councils will need additional information 
to be able to efficiently assess the Standards. Upfront 
provision of such documents also signals the importance of 
integrating their content with the overarching design of any 
development, rather than ESD measures being an ‘add-on’.

There are significant opportunities to streamline the 
required information pertaining to other parts of the 
scheme (for instance Water Sensitive Urban Design 
/ Integrated Water Management requirements) into 
a single document, reducing complexity and avoiding 
contradictions. Well-considered structuring of a shared 
templates for participating councils will also significantly 
improve consistency and transparency for applicants in 
required ESD information.  

Developing templates will not only support council staff 
in ensuring that the ‘right’ information is provided upfront, 
reducing the need for Requests for Further Information, but 
will also assist applicants (particularly those who may not 
be frequent users of the planning system) in understanding 
what material needs to be provided and what council will 
be considering during any assessment phase. 

2.2  ASSOCIATED MATTERS

2.2.1 DEFINITIONS
While planning should always be drafted in plain English, in 
the case of ESD, this can often mean including reference 
to specific elements, for example “green infrastructure” or 
“Solar Reflectance Index (SRI)”. It is important that there is 
a consistent understanding of these terms. 

There are two options for including definitions. They could 
be included within the provision itself (which is standard 
practice) or they could be included in a Glossary which is 
an Incorporated Document within the schemes. If further 
consideration or legal advice suggests only a small number 
of terms would require statutory weight then the definitions 
could be included within the provision. If however, there are 
a large number of terms requiring definition with statutory 
weight, then the Incorporated Document is the preferred 
approach as it is considered that most of the terms are 
unlikely to require an ‘explanation’ for most users of the 
scheme. Specific definitions are relevant only when a 
Councils definition of them (for example) as included in 
the proposed Policy Document) is challenged in a legal 
setting. In that scenario, the statutory weight accorded to a 
definition included as an Incorporated Document becomes 
important. If agreed State definitions are introduced 
through Clause 73 then these definitions may not be 
required.

Terminology included within the proposed Standards which 
may benefit from definition include:

• Net zero carbon performance 
• Operational energy use
• Residual carbon emissions
• Embodied carbon
• Green infrastructure
• Green cover
• Solar Reflectance Index (SRI)
• Net Leasable Area (NLA)
• Available unencumbered roof area
• Peak visitor capacity
• Regular occupants
• Total site area 
• EV ready
• Mature canopy trees
• Regularly occupied spaces

23Hansen Partnership Pty Ltd

      SUSTAINABILITY PLANNING SCHEME AMENDMENT BACKGROUND RESEARCH - COMPONENT B: PLANNING ADVICE



PLANNING COMMITTEE MEETING 14 JUNE 2022 

 

Item 5.3 Appendix B   Page 221 

  

Sustainability Management Plan

As noted earlier, this is a key document and should be seen 
as an ‘automatic’ requirement similar to the requirement 
for an Urban Context Report for apartment development. 
A refresh of these key documents as part of this process 
is suggested. This would allow the development of a 
consistent template, and also make clear the level of 
expectation in terms of content for differing scales of 
development. A Practice Note on the preparation of an 
SMP would also be of benefit. 

Sustainability Response Plan

In addition to the more detailed SMP, it is suggested 
that all development should include within their set of 
plans a ‘Sustainability Response Plan’, modelled on the 
current Design Response required under ResCode - with a 
focus on responding to existing and future environmental 
conditions rather than neighbourhood character. This would 
not be a replacement for the more detailed SMP or the 
inclusion of relevant elements on other plans, but a way 
of bringing upfront acknowledgement of the climatic and 
other environmental conditions to which the design of 
any building should be responding to. It would provide a 
summary of key elements of the design response relevant 
to sustainability on a single plan.

In addition, a number of other reports are likely to be 
required to allow assessment. These are discussed briefly 
below:

• A Waste Management Plan (WMP) which deals with 
how operational waste will be managed on the site 
should be required for all development, other than 
single dwellings or two dwellings on a lot. As part 
of reducing complexity and ensuring the burden 
on applicants is not unreasonable, templates for 
smaller scale development should be considered to 
allow applicants to provide this information without 
the need to employ specialist waste experts. This 
‘template’ could also be used to convey ‘best practice’ 
to applicants and educate them in effective ways of 
managing their waste. For larger scale developments 
more typical WMPs would still be required, with 
relevant updates and endorsement to follow as part of 
any issue of permit, as per current practice.  

• In addition to operational waste, construction 
(and in relevant cases where a permit is triggered, 
demolition) waste is also a key source of landfill. 
While some targets proposed have sought specific 
landfill diversion targets etc, the diversity of areas 
covered by the councils affiliated with these Standards 
means a flexible approach is more appropriate. 
Permit Conditions now often require Construction 
Management Plans for larger scale development and 
similar application requirements are embedded in 
other parts of the scheme (i.e. requirement that the 
application describes how the site will be managed 
prior to and during construction periods at Clause 
53.18) - such requirements could be integrated with 
this requirement, and this integration communicated 
through Application Requirement guidelines. Similar to 
the approach proposed to WMPs it is suggested that a 
template for the management of construction waste, 
including tips for best practice could also be adopted.     

• Although again, increasingly standard practice, it will 
be important that a Landscape Plan, and associated 
maintenance plan for larger scale development is also 
submitted with any applications. See discussion on 
Guideline Material for more detail.

Finally, it should be made clear through any Application 
Requirement guidelines that all relevant ESD content should 
be shown spatially on plans where relevant to ensure they 
are carried through all stages of the construction process. 
As part of a ‘support package’ for implementation of any 
amendment, Application Requirement guidelines could be 
prepared which could be used by all councils who apply 
the seek to integrate the Elevated ESD Standards in their 
schemes. 

2.2.3 PERMIT CONDITIONS
As outlined in Section 3.7 of this report, Permit Conditions 
will be critical in ensuring objectives for net zero operational 
energy. The proposed requirement for Sustainability 
Certificates at Construction and Operational stages would 
need to be included as Permit Conditions.

There are also a number of other matters which would 
need to be addressed as Permit Conditions to effectively 
implement the proposed Standards. While many of these 
are already applied by some councils, again, a consistent 
approach across all councils applying the Elevated ESD 
Standards would be highly beneficial. 

24

  SUSTAINABILITY PLANNING SCHEME AMENDMENT BACKGROUND RESEARCH - COMPONENT B: PLANNING ADVICE

Hansen Partnership Pty Ltd



PLANNING COMMITTEE MEETING 14 JUNE 2022 

 

Item 5.3 Appendix B   Page 222 

  

Other matters to be addressed by Permit Conditions would 
include:

• Endorsement of the SMP (including EV management 
and also IWM) prior to construction commencing.

• Endorsement of the Construction / Demolition 
management plan (if required) prior to construction 
commencing.

• Endorsement of the WMP prior to construction 
commencing.

• Endorsement of Landscape Plan/s and associated  
Maintenance Plan (if required) prior to construction 
commencing.

• Endorsement of any Green Travel Plan, if relevant and 
not integrated into the SMP. 

2.2.4 GUIDELINE MATERIAL
As noted in the Peer Review of the Standards, a number 
of the initial standards and some of the more ‘technical’ 
details are suggested for inclusion in a document which 
sits outside planning schemes.

A Guidelines for Sustainable Building Design document 
is recommended which could be used consistently by 
all councils who apply the Elevated ESD Standards, and 
could be included as a Background Document in relevant 
schemes. This could provide more explicit technical 
information, appropriate alternatives for responding to 
performance criteria, and real life case studies. Its inclusion 
as a Background Document may provide the flexibility for it 
to be included (similar to the Best Practice Environmental 
Management Guidelines) in a manner which allows it to 
be updated over time as technology changes (i.e “or as 
updated”), ensuring the technical recommendations are 
consistent with any contemporary best practice. 

These Guidelines could provide not only clear direction 
as to options for delivering the Standards, but could 
also clearly articulate expectations at different scales of 
development. This confusion about expectations from 
different councils is a key issue for applicants, as a lack 
of understanding of what may be expected in the ‘ESD’ 
space can act as a significant barrier. Guidelines can assist 
with breaking down this barrier. Importantly, the Guidelines 
should be structured and drafted to directly relate to the 
content within the schemes which would be assessed 
through any approval process. 

Areas relevant to the proposed Standards which could 
benefit from coverage in any guidelines include:

• SMP content, outlining expectations of a SMP and the 
level of detail required for different development. This 
could then link directly to different thematic headings 
where common issues, helpful tips and best practice 
case studies are documented.  

• Landscape plans & maintenance plans, in particular 
requirements at different scales and references to 
other key resources (such as the City of Melbourne 
Green our City resources). 

• Best practice case studies of construction waste 
management.

• Guidelines for designing for adaptation or ‘design for  
disassembly’ for different typologies.

• How to maximise available roof space for solar and 
options for managing competing space requirements. 

• Expectations around EV infrastructure, including 
addressing tricky issues like how EV infrastructure 
might be integrated with car stackers.

• Guidelines for ventilation, across all typologies and tips 
for addressing common issues.
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3.0  IMPLEMENTATION CONSIDERATIONS

This part of the report addresses a number of specific 
questions posed in the project brief. They include the 
following:

Advise on what proportion of technical information can be 
contained within the draft objectives and standards, and 
what proportion would be better located elsewhere.. 

Advise on how other external references such as 
incorporated documents, background documents and 
reference tools could be utilised to deliver the best format 
and structure. 

Review proposed staged triggers for the planning scheme 
amendment. Consider the value of this as a tool for 
implementing the more ambitious and challenging aspects 
of the proposed objectives and standards. 

Consider whether these staged triggers could be 
exhibited and published as part of one planning scheme 
amendment, rather than a series of amendments.

To assist the analysis, consider the proposed planning 
mechanisms in context of the eight development 
typologies included below to ensure an adequate cross 
section of development typologies across Victoria are 
represented to demonstrate net community benefit of 
sustainable resilient built environments. 

Advise on suitable application documentation, such as 
Sustainability Management Plan (SMP) being suitable for 
initial development application and assessment.

Advise on suitable operational evidence and reporting 
options, by referring to previously completed legal advice 
from Maddocks and consider how best to administer 
new provisions notably the operational aspects of the 
zero-carbon performance standard including ongoing 
operational purchasing of renewable energy, by 
considering the following;

i. Use of SMP and planning permit conditions to set 
ESD performance standards, including new zero carbon 
standards.

ii. Use of s173 agreements, Owners’ Corporation Rules, 
Tenancy agreements or other devices to require renewable 
energy purchasing for the life of the building.

iii. Use of Implementation Reports, similar to Operational 
Waste Management Plans, 

iv. Other alternative reporting, submission or assessment 
mechanisms as necessary.

3.1  TECHNICAL INFORMATION 
WITHIN OBJECTIVES AND 
STANDARDS
A question posed in the brief was to:

Advise on what proportion of technical information can be 
contained within the draft objectives and standards, and 
what proportion would be better located elsewhere.

The initial draft of the elevated standards circulated 
with the brief contained considerable detailed technical 
information and reference to technical requirements and 
standards. Examples include:

• Buildings must be designed, constructed and tested 
to achieve a maximum air permeability of 5 m3/hr.m2 
when tested at 50 Pa.

• Electric heat pump hot water must have a COP of at 
least 3.0 at winter design conditions or within 85% of 
most efficient system available.

• Infrastructure and cabling (without the EV charger 
unit) is to be provided for each  garage, to support 
a minimum Level 2 (Mode 3) 7kW 32Amp EV car 
charging.

It also included reference to some sustainability 
assessment tools such as the Green Factor Tool and 
NatHERS.

Planning is the first stage of the approvals process for the 
construction buildings. Initially the planning process dealt 
with basic issues concerning the use and the development 
of land (i.e. the construction of buildings and works). In 
relation to buildings, it focussed on the basics of siting, 
form and design, and the impacts of buildings on their 
surrounds. 

The building system deals with more detailed technical 
information that sets minimum requirements for safety, 
health, amenity and energy efficiency in the design and 
construction of new buildings.

Over time, increasingly more detailed and technical 
information has been incorporated into planning schemes. 
This is largely because the building process focusses on 
minimum standards whereas the planning process provides 
the opportunity to implement higher than minimum 
standards. This is particularly relevant in relation to 
sustainability standards.
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The outcome is that additional technical expertise and 
specialised tools are required to assess planning permit 
applications. Sustainability engineers and other more 
specialised areas of expertise, and documents that relate 
specifically to sustainability, such as Sustainable Design 
Assessments and Sustainability Management Plans, are 
now required as part of the planning permit application and 
assessment process. 

The proposed elevated ESD Standards contain considerable 
additional technical information in relation to requirements 
to be met for sustainable buildings.  In deciding on the type 
of technical information appropriate to include in planning 
policies and controls, the following principles should be 
applied:

• The information must assist in realising a 
planning objective.

• The information must assist in determining 
whether a development meets stated objectives 
or requirements contained in a planning control.

• The information must be from a verified and 
legitimate source that is recognised by the 
planning system.

• The information must be understood and 
be capable of being measured, applied and 
assessed by professionals that are commonly 
involved in assessing planning permit 
applications, both within local government and 
the development industry.

• Should not replicate standards included in other 
legislation. 

It is considered appropriate for technical information 
that complies with the above principles to be included in 
objectives and standards in any provisions proposed to be 
included in planning schemes.

3.2  USE OF EXTERNAL AND 
OTHER DOCUMENTS
The project brief seeks advice on:

… how other external references such as incorporated 
documents, background documents and reference tools 
could be used to deliver the best format and structure. 

3.2.1 DOCUMENTS REFERRED TO IN 
THE VPPS

Planning Practice Note 13 Incorporated and Background 
Documents explains the role of external documents 
in planning schemes. Two options exist in relation to 
referencing external documents in schemes:

• Incorporated documents.

• Background documents.

Incorporated documents

Incorporated documents are documents that are essential 
to the function of planning schemes. Incorporated 
documents form part of planning schemes. They carry 
the same weight as other parts of the scheme.  An 
incorporated document can only be changed by a planning 
scheme amendment.  It can include planning controls 
and requirements and can trigger the need for a planning 
permit.

An incorporated document must be listed in Clause 72.04 
of the VPPs, which provides a list of all documents that are 
incorporated into a scheme.

There is a strong preference as part of the planning reform 
process underway in Victoria, to simplify and streamline 
planning provisions. The aim is for all planning requirements 
to be included within planning schemes rather than in 
incorporated documents, wherever possible. 

Principles for including technical details in the VPPs

• Must assist in realising a planning objective.

• Must assist in determining if a development meets stated objectives or requirements.

• Must be from a verified and legitimate source.

• Must be understood and be capable of being measured, applied and assessed by professionals involved 
in assessing planning permit applications.

• Should not replicate standards included in other legislation.
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It is not considered necessary to include an incorporated 
document into the VPPs to implement the proposed 
Standards as part of this project.  All relevant provisions 
related to elevated ESD Standards for sustainable 
buildings can be included in appropriate controls within 
the framework provided by the VPPs, such as particular 
provisions. See also discussion on Definitions (at Section 
2.2.1) which identifies one potential use of an Incorporated 
document that may be considered.

Background documents

Background documents are documents that are referred 
to in planning schemes but which are not actually part of 
schemes.  

They are documents that may provide useful background 
advice to applicants or that assist in understanding planning 
scheme requirements, why particular requirements are 
included in the planning scheme, substantiate issues or 
provide background to specific decision guidelines in local 
planning policies or schedules. The substantive planning 
elements of background documents are generally included 
within the planning scheme itself.

Background documents must be listed in Clause 72.08 
of the VPPs.  As set out in that clause a background 
document is one that may:

• Have informed the preparation of, or an amendment 
to, the planning scheme;  

• Provide information to explain the context within which 
a provision has been framed; or  

• Assist the understanding of the planning scheme.  

The key documents and key tools that are referred to in 
any proposed planning provision included in the VPPs as 
part of this project, will need to be listed as background 
documents.  An example of this might be the proposed 
Guidelines for Sustainable Building Design.

3.2.2 SUSTAINABILITY TOOLS
The proposed elevated ESD Standards include reference to 
external tools and other published standards such as:

• NatHERS – The National House Energy Rating Scheme, 
which measures the energy efficiency of dwellings.

• The Green Factor Tool, developed by the City of 
Melbourne (currently in a voluntary pilot phase) to 
deliver green infrastructure in line with international 
best practice.

It is commonplace for planning schemes to refer to external 
tools to be used in the assessment of planning permit 
applications. Tools that are presently commonly referred to 
in planning schemes include:

• NatHERS.

• Green Star.

• The Built Environment Sustainability Scorecard (BESS) 
tool.

• STORM and MUSIC – Calculators used to model 
stormwater treatments for small subdivisions (STORM) 
and more complex projects (MUSIC).

Application of external sustainability tools in planning 
schemes has been considered and supported by Planning 
Panels Victoria in a number of key panel hearings in relation 
to planning scheme amendments:

• Environmentally Efficient Design Local Policies, 
Planning Panels Victoria 2014

• Fishermans Bend Planning Review, Planning Panels 
Victoria, 2018

In both cases the committees / panels supported reference 
to various sustainability tools within planning policies in 
planning schemes. The amendments have since been 
approved.  

Various approaches have been used to reference tools in 
existing planning schemes:

• Some tools are listed as reference documents (i.e. 
Melbourne Planning Scheme, Clause 22.19-7, Port 
Phillip Planning Scheme Clause 22.13-6, Manningham 
Planning Scheme, Clause 22.21-6).

• In some cases they are ‘defined’ in local policies (i.e 
Melbourne Clause 22.19.8).

• In others that are included as policy guidelines (i.e. 
Moreland).

None of the documents mentioned above are presently 
listed as background documents in Clause 74.08 of those 
planning schemes.  This is probably because the schemes 
were amended prior to the VPPs being reformatted as a 
consequence of Amendment VC148.  

It will be necessary to list any sustainability tool directly 
referred to in any proposed planning provisions within the 
actual provision and also in Clause 74.08 of the VPPs. 
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3.3  PLANNING PRACTICE 
NOTES
Planning Practice Notes give advice about how to prepare, 
apply and use planning provisions contained in planning 
schemes. 

A wide range of planning practice notes that have been 
prepared by DELWP for a wide range of issues.  They 
generally relate to statewide issues.

No planning practice note has been prepared to date that 
explains the sustainability initiatives that presently exist 
in planning schemes and how such matters are to be 
taken into account in the assessment of planning permit 
applications.

Benefit would exist in the Department preparing a planning 
practice note in relation to sustainable buildings.  The 
practice note could:

• Explain the policy context and justification for 
sustainability requirements for buildings.

• Explain the relationship between the proposed 
statewide building sustainability requirements and 
the elevated sustainability standards proposed to be 
included in planning schemes as a consequence of this 
project.

3.4  SUSTAINABILITY 
GUIDELINES
The initial list of elevated ESD Standards generated by the 
client, upon which this project is based, was extensive. 
It included many initiatives that were not appropriate 
to be included in a planning provision as Objectives or 
Standards but which were good design ideas to improve 
the sustainability of buildings.

Merit exists preparing a separate detailed document called 
Guidelines for Sustainable Building Design. That document 
could be listed as a background document in the VPPs 
and / or referenced in the proposed particular provisions 
recommended to be included into the VPPs as part of this 
project.  

The guidelines would provide additional sustainability 
advice and guidance beyond that contained in the particular 
provision itself.  It could operate in a similar fashion to the 
Urban Design Guidelines for Victoria which were prepared 
by DELWP and which are a reference document in all 
planning schemes through the state.  

In the case of the Green Factor Tool, it is noted that current 
testing is underway to ensure it broader applicability 
beyond an inner city context. It will also be important to 
provide a level of transparency in the content of any tool 
referenced in the planning scheme. This may be addressed 
through a current review of governance arrangements, 
but alternatively the relevant Standard could include a 
‘date’ thereby ensuring that any change to the tool from 
that identified time would require a planning scheme 
amendment to carry statutory weight. This would ensure 
relevant ‘checks and balances’ are in place.

Principles for including references to external tools 
in the VPPs

• It will be necessary to list any sustainability 
tools referred to in the planning provisions as a 
background document

• Any tool would need to be transparent in 
relation to the content against which any 
application would be assessed. 

While considering the use of external tools it is pertinent to 
also note some further work which could be undertaken in 
this area. While current practice to refer to a variety of tools 
that can be used to support assessments has many benefits, 
there is the potential for a more streamlined approach to the 
use of external tools which would be beneficial. 

Given the role that CASBE plays in leading both this 
amendment project and in the governance of the BESS tool,  
the benefits of more widespread use of that tool is noted. 
While this is happening to a degree naturally due to the ease 
of use and the alignment of the tools with requirements 
of existing Local ESD policies, it should be encouraged. 
If possible, further liaison should occur with the State 
government around issues of governance and responsibilities 
for maintenance. These discussions around governance 
of external tools will also likely be important in generating 
support at State level for tools such as the Green factor Tool. 

There may also be benefit in some clearer articulation of 
the different tools currently referenced in planning schemes 
and their role through a Planning Practice Note. This could 
provide clarity for planners, many of whom may benefit from 
a greater understanding of, for example, what NatHERS 
does, as opposed to more holistic tools such as BESS or 
Green Star. Such a note may also allow for the identification 
of preferred tools, while leaving open the opportunity to 
utilise other tools where appropriate.  
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3.5  PERMIT TRIGGERS
Generally the VPPs provide the opportunity to impose 
requirements on development that needs a planning 
permit. The VPPs do not generally provide the opportunity 
for standards to be imposed on development that does not 
require a planning permit. Exceptions to this do exist. It is 
not recommended that an exception be pursued for the 
purpose of implementing sustainable building standards.  
The preferred approach to apply sustainability standards to 
developments that do not require a planning permit would 
be:

• Via the National Construction Code.
• Via public education and a voluntary approach.  The 

design guidelines referred to in the previous section 
could be made available to the general community, 
builders and designers.

Planning permits are required for most buildings and works 
undertaken in most zones.  Noticeable exceptions include:

• Single dwellings on standard size lots (i.e. 300 to 500 
sqm or more).

• Public buildings in public use zones such as 
universities, hospitals, local government building etc, 
on land that is zoned for public purposes. 

3.5.1 ZONES AND OVERLAY TRIGGERS
The requirement for a planning permit for buildings and 
works arises from the VPPs provisions from either:

• Zone controls.
• Overlay controls.
• A particular provision.
In situations where a planning permit is not required for 
buildings and works by zone controls, an overlay may trigger 
the need for a permit.  When an application under an overlay 
is being assessed, it is only assessed against the purpose for 
which the overlay has been introduced.  For example:

• A single dwelling in a residential zone does not require a 
planning permit.

• However a planning permit is required because the land 
is covered by a heritage overlay.  

• The only matters that can be taken into account in 
assessing the application, are heritage matters.  

• The fact that a heritage overlay triggers the need for 
a planning permit, would not enable sustainability 
requirements contained in a particular provision to be 
imposed.

3.5.2 VICSMART
VicSmart is a fast track process for assessing planning 
permit applications that are triggered by other 
requirements of the VPPs – either zone or overlay 
requirements.  VicSmart provisions do not trigger the need 
for planning permits in their own right.

One of the features of the VicSmart process is that 
the matters to be taken into account when assessing 
a planning permit application, are limited to only those 
specified for that type of application (i.e. decision 
guidelines). Sustainability requirements contained in a 
particular provision, could only be taken into consideration 
in assessing a VicSmart application, if they were specified 
as a VicSmart decision guideline for that class of 
application in the scheme (either as a standard requirement 
or as a local requirement).  

Most development that has been identified for assessment 
via the VicSmart process, is smaller types of development 
or extensions. In most cases, it would not be necessary to 
specify that sustainability considerations need to be taken 
into account for VicSmart applications.

Under VicSmart a council officer cannot ask for more 
information than the planning scheme requires. A council 
can only consider a local planning policy where it is 
included in the decision guidelines for a VicSmart class of 
application and included in the planning scheme.

Under the VicSmart process there is an application 
requirement for buildings and works pathway for a written 
statement describing whether the proposed buildings and 
works meet “Any development requirement specified in the 
zone or the schedule to the zone”. There are requirements 
to meet certain clauses of ResCode but energy efficiency, 
for example, is not one of these. 

A DDO would also trigger assessment under VicSmart 
(and therefore not allow for consideration of local policy) 
in any commercial zone or a Special Use, Comprehensive 
Development, Capital City, Docklands, Priority Development 
or Activity Centre Zone up to $500k or in an industrial zone 
up to $1million

For land in a Design and Development Overlay, a written 
description of the proposal including “how the proposal 
responds to the design objectives specified in a schedule to 
the overlay” and “how the proposal meets the requirements 
specified in a schedule to the overlay”.

There is no explicit reference under VicSmart requirements 
that reference the need to comply with any particular 
provisions.
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3.6  BUILDING TYPOLOGIES
The brief sought advice in relation to the types and scale of 
development that might be used as a basis for staging: 

To assist the analysis, please consider the proposed 
planning mechanisms in context of the eight development 
typologies included below to ensure an adequate cross 
section of development typologies across Victoria are 
represented to demonstrate net community benefit of 
sustainable resilient built environments. 

The suggested typologies and scales referenced in the brief 
included the following:

Another suggestion was included as part of the 
documentation of initial draft Standards, also attached to 
the brief. These differed slightly and were as follows:

• Residential
• Non-residential
• Industrial 

For non-residential and industrial development only one 
category was suggested, for larger developments of more 
than 2,000 sqm.  No category was suggested for smaller 
developments of less than 2,000 sqm. It is noted that 
existing local policies for sustainable buildings in planning 
schemes, commonly apply to non-residential buildings of 
less than 2,000 sqm, often down to 50 sqm in area (i.e. 
Moreland, Port Phillip etc.) Local policies in the Melbourne 
Planning Scheme relate to offices of all sizes, although 
lesser standards apply to smaller offices.

There is a need for a consistent approach to classifying 
building typologies.  Typologies used for sustainability 
standards should closely align with land use definitions 
and building types used throughout the VPPs. The VPPs 
define land uses and group (or nest) similar uses together 
in nesting diagrams contained in Clause 73.43 of the VPPs. 
This grouping of land uses is an effective way to categorising 
different groups of land uses to which the elevated ESD 
Standards can be applied.  The recommended approach is 
outlined in the following table.  The table:

• Lists all of the land use ‘nesting groups’ identified in 
Clause 73.04 of the VPPs.

• Identifies those groups appropriate to be subject to 
sustainable building guidelines.

• Identifies categories of uses with each group, 
where appropriate.  This only relates to residential 
development.

• Groups together ‘nesting groups’ that have similar built 
form characteristics.

• Lists the names of the building typologies recommended 
to be used for the purpose of this project.

• Identifies scales of development (i.e. small or large) for 
typologies where it is appropriate to do so.

A number of “nesting groups” are identified in the table as 
not needing sustainability standards.  They are generally 
land uses that do not rely on buildings for the use of the 
land.  Where some buildings are required in association 
with the use (i.e. an office, a restaurant, a workshop, 
storage building etc), Standards applicable to those 
particular activities should be applied to those buildings. 
The typologies to which the elevated ESD Standards 
applied is likely to require further refinement during any 
implementation phase, particularly considering non-
metropolitan contexts. 

Typology 
i. Large residential mixed use development > 50 
apartments and small retail

ii. Large non-residential > 2000sqm GFA office 
development

iii. Large industrial > 2000sqm

iv. Small multi-dwelling residential < 3 dwellings

v. Small multi-dwelling residential > 5 dwellings but 
less than < 10 dwellings

vi. Small residential apartment building < 10 dwellings 
but > 20 dwellings

vii. Small non-residential office and retail > 2000sqm

viii. Single dwelling and/or residential extensions

Typology 
Residential: 100 or more dwellings

Non-residential: > 5000sqm new floor space

Residential: 50 or more dwellings

Non-residential:> 3000sqm new floor space

Residential: 20 or more dwellings

Non-residential:> 2000sqm new floor space

Residential: 2 or more dwellings

Non-residential:> 200sqm new floor space

Building typologies shown in the first table above, 
categorise buildings by three land use types:
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Table 1: Assessment of typologies
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3.7  NET ZERO CARBON
A key objective of the elevated ESD Standards is to 
achieve net zero carbon emissions during the operational 
stage of buildings. If this is to be sought through the issue 
of the planning permit there are a number of important 
considerations. Any requirement of a planning permit 
condition / or a Sustainability Management Plan must be 
able to be monitored and enforced by council for it to have 
effect.

There are four stages of the development cycle: Design, 
Construction, Operation and Demolition. Planning generally 
deals with the first two stages – design and construction.  
It also deals with the third stage to a more limited degree.  
Permits can contain conditions that regulate the future use 
of the land such as hours of operation, patron numbers, 
compliance with EPA requirements etc.

The question is whether an objective for net zero 
operational carbon is appropriate or necessary to include 
in the elevated sustainability standards. Given this is a 
key objective and a strong case can be made for the built 
environment to deliver net zero buildings and for the role of 
the planning system in this, the critical question becomes, 
how can it be monitored and applied?

It is noted that planning regulation to ensure that new 
development does not contribute to increased carbon 
emissions is only one part of jigsaw in the current transition 
phase. However, planning controls are important in an 
efficient transition as it is well understood that embedding 
appropriate responses at a planning stage results in more 
considered and integrated responses.

One of the matters required to be taken into account 
by Ministerial Direction 11 – Strategic Assessment of 
Amendments, is the administrative burden an amendment 
will place on a responsible authority: 

• To monitor compliance with a permit condition that 
required ongoing carbon emissions to be met during the 
operational life of a building would likely require either 
regular inspections from Council enforcement officers 
or a self-reporting mechanism like a certificate of 
compliance lodged by owners or tenants of the building.  

• To be effective throughout the operational life of building, 
this would need to be done on an ongoing basis. 
While some typologies or developers may chose a 
pathway such as NABERS which includes monitoring of 
operational energy use, for most development, ongoing 
monitoring would place an unreasonable administrative 
burden on Councils. 

It is therefore considered that the need for one certificate 
of compliance upon occupation of a building (i.e. within 
12 months), would be sufficient to demonstrate that the 
requirements of a permit condition had been complied 
with, at least in the short term. Such a requirement is less 
likely to impose an unreasonable administrative burden on a 
Council. The process for issue of this operational certificate 
may also be able to be undertaken by a consolidated 
resource (i.e through funding of a compliance program via 
CASBE).

In addition, given the complexity and the varying 
interpretations of associated terms, statutory definition 
of net zero operational emissions must be included in 
any amendment. Any other relevant terms such as green 
power or offsets should also be included. 

Any process for documenting and demonstrating 
compliance should be documented in the proposed 
Guidelines so this is clear to applicants. This should include 
the various ‘options’ that would be considered acceptable 
in demonstrating to Council the achievement of relevant 
standards (such as through external tools such as NABERS 
or GreenStar). 

For applicants the process could look as follows:

1. Document proposed approach to delivery of zero 
carbon in the SMP, including anticipated energy 
efficiency, proposed onsite energy generation and 
proposed approach to delivery of green power (e.g. 
through a power purchase agreement, Section 173, 
GreenStar certification or other).

2. Permit conditions would be applied and updated SMP 
endorsed as part of the planning permit process. 

3. If applicable, S173 applied (CASBE should consider 
development of a ‘standard’ S173 for consistent 
application) if this option is used.

4. At construction completion, an ‘ESD compliance 
certificate: construction’ would be issued. This 
certificate could be issued either by Council or by a 
consolidated resource funded through CASBE for those 
councils without sufficient internal resources. Where 
relevant external certification could be used. This 
would confirm that all the proposed steps to deliver 
net zero outlined in the SMP had been delivered. A 
standard assessment template / process should be 
developed by CASBE.
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5. At a certain timeframe post occupancy a second 
certificate ‘ESD compliance certificate: occupation’ 
would be issued. This should only occur one time, 
nominally 1 year post occupation. This certificate 
would focus on ensuring that required operational 
aspects of the SMP has been delivered, including 
relevant greenpower or purchase arrangements. 

This last step has been subject to further legal advice as to 
how any operational compliance would operate in respect 
the strata titled or multi-tenancy development, where the 
operational components of energy use may fall outside 
the control of any landowner to whom the planning permit 
would apply. The legality of the proposed approach and 
applicable responsibilities has been confirmed through this 
advice.

Given net zero can be achieved through the purchase of 
GreenPower etc, without major changes to building fabric, 
there remains avenues to achieve compliance with the 
net zero objective even in a post-construction phase. 
Consideration should be given to the wording of permit 
conditions to ensure that councils can seek alternative 
approaches to the delivery of net zero objectives if 
constructed development precludes any approach which 
formed part of original planning approvals. 

The process for assessing and issuing ‘compliance’ 
certificates should be documented to ensure this occurs 
in a consistent manner across all councils. This could 
be modelled on, or build on, the Residential Energy 
Efficiency Scorecard program to ensure compatibility 
with other programs and with NatHERS. Any process 
must be designed in a manner which integrates with 
existing processes to avoid creating additional burdens. 
As noted, where compliance monitoring is required at 
construction and operational stages, consideration should 
be given to whether this can be absorbed within existing 
regulatory processes of participating councils or through 
RBS processes or if a more effective approach may be 
through shared central or regional resources to undertake 
this work.  It is recommended that a monitoring and review 
system be implemented so that common issues and levels 
of compliance can be tracked and processes improved or 
adjusted if needed.
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3.8  IMPLEMENTATION INTO 
PLANNING SCHEMES
A question in the brief was to:

Provide advice on the best format and location for the 
zero carbon and elevated sustainability outcomes in the 
Victorian planning scheme.

Initial policy work has indicated that a preferred location 
would be for a new local schedule for a new Victorian 
Particular Provision (VPP), from the ESD Roadmap or 
other (e.g. Existing or new Particular Provision addressing 
ESD objectives). This relies on an appropriate VPP being 
in place. This also assumes that any State drafted VPP 
changes will be of a lower standard to what is drafted as 
part of this project. Review and assess this position and 
consider whether there is another suitable place in the 
planning scheme that may have higher value. See DEWLP 
discussion paper for detail on ESD Roadmap.

Before the new VPPs are finalised, the draft planning 
scheme amendment is currently formatted as a Design 
and Development Overlay for entire municipalities. Analyse 
whether this is viable over all zones and land uses across 
the range of local government areas contained within the 
participating councils.

The Advisory Committee that considered the amendments 
exhibited by Councils in 2014, considered options as to 
how the provisions should be implemented. It considered 
the following five options: 

• Incorporated document. 

• Local planning policy framework.

• Amended existing particular provisions – i.e. Clause 
55, 56, 58 etc.

• A new particular provision.

• Design and Development Overlays.

The committee noted that each option had advantages 
and disadvantages, and may to appropriate in different 
circumstances.  However, it did not form an opinion on 
the most appropriate option, as the amendments before it 
proposed local policies.

The Table 2 on the following pages includes an updated 
review of options to include elevated ESD Standards into 
the VPPs.

A new particular provision in Clause 53 of the VPPs 
is considered the most appropriate way to introduce 
elevated ESD Standards for buildings into the VPPs.  A new 
particular provision is considered a superior option to a 
DDO. 

A new particular provision would work in the following way:

• It would be a freestanding Clause that would include 
all operational provisions required to implement the 
elevated ESD Standards in the one clause in the VPPs.  

• This Clause would appear in planning schemes in 
Victoria, where a council had adopted the Clause for 
its municipality.  

• The provision would include a list of municipalities to 
which the provision applies.  

• Those municipalities that choose to adopt the 
Standards would amend their planning schemes to add 
the name of their municipality to the list.

• Any local policies regarding sustainable buildings 
already contained in municipal planning schemes 
would need to be reviewed and potentially deleted 
as part of the amendment, to avoid duplation and 
inconsistencies between existing policies and the new 
particular provision.

• If the state government introduced a separate 
statewide policy for sustainable buildings at a later 
date, both provisions could apply in a municipality. 
If a contradiction existed between two controls the 
accepted practice is that the more stringent control 
applies.

• There would be no need to amend other clauses that 
may apply to existing uses (such as Clause 55, Clause 
56, Clause 58 etc). 

A new particular provision in the VPPs is the most 
appropriate way in which to introduce elevated 
standards for sustainable buildings
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Location in the VPPs Comments

Local Planning Policy Similar to the way existing sustainability requirements are implemented into many municipal schemes.

A policy has less statutory weight than a requirement that is contained within a planning control, such 
as a DDO or a particular provision.

A policy cannot be applied as a mandatory requirement or include mandatory standards.

Conflicting policies need to be balanced in regard to net community benefit and sustainability.  This 
may lead to policies for sustainable buildings being given lesser weight than other policies in some 
circumstances.

An aim of this project is to move beyond the current policy approach and to give greater statutory 
weight to elevated sustainability requirements.

Application requirements, definitions and decision guidelines cannot be included in Local Policy the new 
PPF format

Design and 
Development Overlay

A municipal wide DDO would be a mechanism that could be used to introduce elevated sustainability 
standards into planning schemes.

DDOs can introduce planning permit triggers for buildings and works into a planning scheme that may 
not presently require a permit under other provisions of a planning scheme.      

Both discretionary and mandatory requirements can be included in a DDO.

A municipal wide DDO could be crafted to relate to all land uses within a municipality, or to different 
uses in different parts of a municipality.

The opportunity would exist to apply different DDOs to different zones or localities within a municipality, 
if there was a benefit in doing so i.e. Central City Zone, industrial zones, residential zones etc.  

The structure and set sections of a DDO schedule are not ideal and do not provide enough flexibility to 
achieve what is intended from the elevated targets (i.e. bicycle parking rates could not be included).

DDOs are generally designed to apply to specific locations within a municipality and are not the preferred 
tool for a requirement that applies across a whole municipality.  

Particular Provision A particular provision would be an appropriate mechanism by which to introduce elevated sustainability 
standards into planning schemes.  

Generally, particular provisions are statewide provisions.  They usually apply to a particular issue or to a 
particular type of use or development across the state, often regardless of the zoning of the land. 

Other than in a few situations where schedules exist, there is no opportunity for a local council / or 
groups of local Council’s to introduce a new particular provision into the VPPs. However, with the 
consent of DELWP, it would be possible to introduce elevated ESD as a new particular provision 
into Clause 53 of the VPPs (i.e. General Requirements and Performance Standards). This would 
involve preparing a particular provision that contained a clause that stated which municipality the 
provision applied to.  As additional municipalities adopt the elevated sustainability standards, a 
simple amendment would be made to the VPPs to add the name of those municipalities to the list of 
municipalities to which the provision applies.

Greater flexibility exists in the structure of a particular provision than a schedule to a DDO, as the 
contents and structure of schedules to DDOs are set out in a Ministerial Direction regarding the Form 
and Content of Planning Schemes.  This is not the case in relation to particular provisions.

This approach could be presented to DELWP as a provision that will apply across the state, but only 
in those municipalities that choose to adopt the provision, technically meeting the test of being a 
statewide provision.

Some flexibility could be included in the scheme for municipal variations and for staged implementation 
with municipalities, by the inclusion of a schedule to the provision if deemed necessary.
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Table 2: Potential implementation options

Location in the VPPs Comments

All standards in the 
one place in the 
planning scheme or 
spread throughout the 
scheme..

Preferably, elevated sustainability standards should be embedded into relevant existing provisions 
contained in the VPPs for particular uses or issues in a fully integrated way (i.e. Clause 52.34 Bicycle 
Facilities; Clause 53.18 Stormwater in Urban Areas; Clause 55 Multi dwellings; Clause 58 Apartments 
etc).  This would remove the potential for duplication and contradictory standards between different 
clauses of the planning scheme and would be a better overall approach.

This approach would only be possible where standard statewide provisions are introduced into the VPPs 
that apply to all municipalities from the outset.  Such an amendment could include a thorough review 
other aspects of the VPPs that also relate to sustainability, and make consequent changes to those 
clauses to achieve a fully integrated outcome.

This approach would not be practicable where elevated sustainability standards are being introduced 
at the municipal level, as proposed by this project.  It would not be practical to amend other statewide 
provisions of the planning scheme (i.e. Clause 55 and 58) to include sustainability standards that only 
applied in specified municipalities.

The most practical approach to include elevated standards for specified municipalities, is for all 
standards to be included in the one place in the VPPs, either a single particular provision (preferable) or 
alternatively a schedule to a DDO.

This may result in some duplication and conflict between provisions that already exist in other clauses 
of planning schemes.  However, such an outcome is justified in the short to medium term, until elevated 
standards eventually become statewide standards and any duplication is removed.  

This approach has been supported by Planning Panels Victoria in relation to Amendment C278 to the 
Melbourne Planning Scheme.  That amendment introduced new mandatory overshadowing controls for 
parks throughout the municipality.  Those controls contradicted numerous other specific overshadowing 
controls contained in numerous other schedules to DDOs throughout Melbourne.  Where two 
contradictory controls exist, the planning principle is that the most stringent control applies.

Special Control Overlay Inconsistent with the stated purpose of the overlay.

Incorporated document Technically, elevated sustainability standards could be presented in a single document that sits outside 
the planning scheme but which is incorporated into the planning scheme by a planning scheme 
amendment. 

An incorporated document is read as if it is part of the planning scheme and it can include planning 
permit triggers and both discretionary and mandatory requirements.

There is a strong preference within DELWP for planning provisions to be included in the VPPs, rather than 
to be included in separate free standing document, wherever possible.
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3.9  ALIGNMENT WITH STATE 
GOVERNMENT’S APPROACH TO 
SUSTAINABILITY STANDARDS
It is understood that the state government is preparing 
statewide standards for sustainable buildings that are 
likely to be included as a particular provision in the VPPs.  
These provisions are likely to be based on lesser targets 
and a lesser number of matters than the elevated targets 
advanced as part of this project.

This does not present an impediment to the introduction 
of elevated standards that can be applied in those 
municipalities that choose to adopt them in their planning 
schemes.

As far back as 2007, when one of the first reports was 
prepared that investigated the role of sustainability 
requirements for buildings in planning schemes in Victoria, 
it was noted that there is a valid role for local government 
to encourage and to trial best practice sustainability 
standards in municipal planning schemes.    The 
observation was made that municipal planning schemes 
provide a legitimate vehicle to implement new best 
practice requirements, ahead of the introduction of more 
widespread statewide planning requirements, or ultimately 
requirements that might eventually be included in the 
National Construction Code.  

Elevated municipal targets would work in conjunction with 
proposed state government targets as follows:

• The elevated targets would only apply in those 
municipalities listed in the particular provision.

• Upon the introduction of statewide provisions by the 
state government, those provisions would apply in 
those municipalities that had chosen to adopt the 
elevated standards.  

• In municipalities in which both sets of provisions apply, 
the established planning principle is that the most 
stringent control prevails.  

• In municipalities in which only the statewide provisions 
applies, those provision would apply with no reference 
to the elevated standards.

• Over time as the elevated standards become more 
widely applied in more municipalities, the ambition 
would be that the state government would adopt the 
elevated standards as statewide provisions. 

• In the longer term, the opportunity may exist for all or 
many of the standards to be adopted as requirements 
of the National Construction Code.  This would remove 
the burden of requiring and assessing compliance with 
the standards as part of the planning process.  

The advisory committee that considered a number of 
amendments exhibited by Council’s in 2013 to concurrently 
implement local planning policies sustainable buildings 
into planning schemes, discussed the appropriateness 
of including local provisions for sustainable buildings in 
schemes, as distinct from statewide provisions.  The 
committee supported the approach, commenting as 
follows:  

• A statewide approach would be the most effective 
way to implement sustainability outcomes into 
planning schemes.

• In the absence of a statewide approach it is 
appropriate for Councils to develop local policies for 
sustainable buildings.

• It would be a concern if Councils adopted different 
approaches between municipalities.

• Until statewide policies are prepared, it is appropriate 
for municipalities to include a local policy in their 
planning schemes.

• Even if a statewide policy is introduced, local policies 
may still be appropriate where municipalities seek to 
raise the bar either in specific locations, or where the 
community has higher sustainability expectations.

Figure 1: Interaction between standards in the planning and buildings 
systems in Victoria
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• There would be merit in including a sunset clause 
in any local policies introduced.  That would enable 
the review of the policies in light of any statewide 
approach introduced. If the policies duplicated the 
statewide approach it would be appropriate for the 
local policies to be deleted.  However, if the local 
policies went further than the statewide approach, the 
policies could be refined to delete areas of duplication 
and retain those elements that are higher than the 
state wide provisions.

The above comments clearly envisage a role of local 
sustainability standards that are higher than statewide 
targets.  Whilst the comments were made in relation to 
local policies into schemes, it is considered they are also 
relevant to standards in planning controls, rather than 
policy.   

3.9.2 WHERE MIGHT DUPLICATION 
OCCUR?
While the previous section of the report discusses the 
broad parameters of alignment with State level ESD 
standards, it is noted that as part of the second stage of 
the delivery of the ESD Roadmap (now scheduled for mid 
2022) also identifies areas where specific Standards are 
being developed. The development of specific State level 
ESD standards means it will be important to assess any 
duplication or key differences to properly integrate the two 
processes. 

Areas where specific State level standards are proposed 
include the following. The table includes relevant cross-
references to proposed ‘local’ Standards:  

ESD Roadmap areas of interest Standard

Residential:

Improved guidance on passive design 
including building and subdivision 
orientation

S3

Support for generation and deployment 
of renewable and distributed energy 
systems

S1, S6, 
S7

Updated development standards to 
minimise overshadowing

S6

Clearer guidance on assessing 
‘unreasonable’ overshadowing of 
rooftop solar panels

N/A

Investigate measures to support ‘solar 
ready’ building design to support future 
installation of rooftop solar systems

S7

Enhance planning system guidance to 
support implementation of the 2018 
stormwater reforms

S20, 
S21, 
S22, S23

Review measures to support water 
efficiency/ use of alternative water 
sources

S20, S21

Update of standards for apartments and 
developments of two or more dwellings 
on lot to include key elements from 
Sustainability Victoria’s Better Practice 
Guide for Waste Management and 
Recycling in Multi-unit Developments

S37, S38

Encourage assessment of opportunities 
for subdivision infrastructure to 
facilitate small scale recycling and 
resource recovery technologies (e.g. 
reverse vending machines)

N/A

Investigate design measures to support 
new multi-unit developments being EV 
ready

S17

Review bicycle space allocation 
requirements and end of trip facility 
standards of clause 52.34

S14

Consideration of development 
interaction with strategic cycling 
corridors

N/A

Review planning policy, tools and 
guidance to support sustainable and 
active transport outcomes for land use 
development

S13, 
S14, 
S15, S16

Suite of planning measures to support 
retaining and increasing urban tree 
cover as further developed through 
the forthcoming planning response to 
cooling and greening

S24, 
S25, S26

Guidance and new planning standards 
to reduce urban heat exposure 
(in addition to tree canopy cover), 
including cool paving and surfaces, 
shade devices and water sensitive 
urban design

S29
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3.9.3 OTHER REFORM CONSIDERATIONS
In addition to any alignment of Standard with comparable 
Standard, in light of ongoing programs of planning 
reform (see https://reform.planning.vic.gov.au/) it is 
important to also acknowledge any potential influences on 
recommendations which may arise.

In particular the following is noted:

• The introduction and potential expansion of the 
VicSmart program, which includes specification of 
application requirements, what can be assessed 
by any decision-maker and a shorter timeframe for 
assessment. See Section 3.5.2 for more in depth 
discussion of VicSmart implications

• Introduction of other streamlined planning pathways 
for particular types of development (such as State 
Significant projects etc which include similar 
restrictions on matters which inform any assessment 
of permits. In some cases this may include the turning 
off of other VPPs.

• Introduction of new decision-makers for some 
precincts or areas, meaning in some cases, local 
government may not be the decision-maker for 
applications. 

• Reforms to ResCode provisions to align with future 
digitalisation of the system and introduction of 
new code assessment pathways. As part of the 
implementation of SMART planning objectives 
around digitisation, there is clear intention to deliver 
increased clarity to the planning system to allow some 
aspects to be easily assessed as part of a ‘code’ that 
increases clarity for applicants that if they commit to 
certain performance measures they can have greater 
confidence in the approval process and reduction in 
assessment timeframes can be achieved.

Extend apartment noise design 
standards to other residential 
developments and other noise sensitive 
land uses

Local 
Standard 
not 
pursued

Implement siting and design standards 
to reduce impacts of air and noise 
pollution from transport corridors on 
building occupants

Local 
Standard 
not 
pursued

Commercial & Industrial

Support for generation and deployment 
of renewable and distributed energy 
systems

S1, S6, 
S7

Enhance planning system guidance to 
support implementation of the 2018 
stormwater reforms (e.g. advice on 
treatment options to meet planning 
standards)

Guide 
only

Review how to support VicSmart 
processes to improve assessment of 
stormwater management

N/A

Adopt minimum requirements to 
support effective management, 
separation and storage of waste and 
recycling

S37, S38

Encourage assessment of opportunities 
for subdivision infrastructure to 
facilitate small scale recycling and 
resource recovery technologies (e.g. 
bio-digestion unit in commercial 
precinct)

N/A

Investigate design measures to support 
new developments being EV ready

S13, 
S17, 
S18, S19

Investigate measures to support new 
industrial developments being designed 
to be EV ready, where appropriate

S17

Suite of planning measures to support 
retaining and increasing urban tree 
cover as further developed through 
the forthcoming planning response to 
cooling and greening*

S24, 
S25, S26

Consideration of measures to support 
urban biodiversity

S24, 
S25, S26

Guidance and new planning standards 
to reduce urban heat exposure 
(in addition to tree canopy cover), 
including cool paving and surfaces, 
shade devices and water sensitive 
urban design^

S29

Implement noise and air pollution siting 
and design standards for sensitive land 
uses

Local 
Standard 
not 
pursued

Table 3: Alignment with ESD Roadmap
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3.10 STAGING 
IMPLEMENTATION 
The project brief seeks advice on the following matters:

Review proposed staged triggers for the planning scheme 
amendment. Consider the value of this as a tool for 
implementing the more ambitious and challenging aspects 
of these proposed objectives and standards. 

Consider whether staged triggers could be exhibited and 
published as part of one planning scheme amendment, 
rather than a series of amendments.

To assist the analysis, consider the proposed planning 
mechanisms in context of the eight development 
typologies included below to ensure an adequate cross 
section of development typologies across Victoria are 
represented to demonstrate net community benefit of 
sustainable resilient built environments. 

3.10.1 A STAGED APPROACH
A staged approach to the implementation of elevated ESD 
Standards may be easier to gain approval from the State 
government, as it provides the ability to progressively 
introduce new standards into planning schemes over time.

However, it is recommended that the full suite of proposed 
elevated ESD Standards should be presented to the State 
Government. The package should be seen as an indication 
of the preferred level of building sustainability standards 
sought to be included in planning schemes and any changes 
to the proposed suite of Standards should be tested 
through a transparent and independent Panel process. It 
should be presented as the benchmark to be pursued by 
local government preferably also by state government. This 
process would also ensure the development industry and 
the community are aware of local government ambitions for 
sustainable buildings in Victoria.  

If the package of standards is to be introduced in stages, 
the aim should be to pare back the full suite of Standards, 
in a number of progressive steps, with each step based on 
minimising the disbenefits to the community of retreating 
from the full suite of Standards. 
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Options for staging the introduction of sustainability 
provisions

Immediate implementation of the full package of elevated 
ESD Standards is the preferred approach. The need to 
progress to a zero net carbon built environment is urgent.  
After a decade of debate, a staged implementation plan 
would result in further greenhouse gas emissions from 
the built environment and more buildings which may 
require expensive retrofitting. The elevated ESD Standards 
proposed are an important component in slowing climate 
change, which has been highlighted by the UN as critically 
important in the next eight years.   

While the following are not considered to apply, it should 
be acknowledged that there is a potential rationale that 
may suggest a staged approach to implementation 
including matters such as: 

• Potential political impacts of concerns from the 
community and the development industry about 
perceived additional costs and regulations, particularly 
around housing affordability.

• The need to give to the development industry ‘time’ to 
adapt to new requirements. 

• If the complexity of assessing the benefits of some 
Standards makes the justification for more ambitious 
requirements less clear. 

• To enable the time to build up resources and 
implement capacity building to support implementation 
of the Standards through assessment of planning 
permit applications.

However, in relation to ‘staging, it must be acknowledged 
that the proposal to introduce elevated ESD Standards as a 
particular provision into the planning scheme will be a form 
of staged implementation in itself:  

• A number of municipalities already have policies for 
sustainable buildings in their planning schemes. This 
project is advancing those existing policies, giving 
them greater statutory weight by making them 
planning requirements rather than just planning policy, 
and by including elevated targets and a wider range of 
considerations.

• The new particular provision would only apply to those 
municipalities that amend their planning schemes to 
apply the particular provision. This would result in a 
gradual increase (i.e. a staged implementation) in the 
number of municipalities that apply the provisions over 
time.  

It is considered that the need to allow for time for 
adaptation is of less relevance than if an entirely new suite 
of controls was proposed.

If the Standards were not implemented as a single package 
as recommended, the following alternative approaches 
exist to staging the implementation of provisions:

• A transition period.  

• A two tiered system.

• By theme.

• By location.

• By building use / size of development.

Transition period

This option would involve:

• The particular provision being included in the VPPs in 
its entirety.

• The provision being worded to the effect that “This 
provision will not come into effect until 1 year (or an 
alternative time to be determined) after the approval 
date.  Until that time a responsible authority and 
planning permit applicant may agree to apply the 
requirements of this provision in part or in full.”

• During the ‘transition period’ councils could seek to 
implement the provisions with the ‘co-operation’ of 
planning permit applicants.

This approach would lend itself to introducing the full 
package of requirements into the planning scheme at 
the outset.  This would enable the development industry 
and community to become aware of the elevated ESD 
Standards and adapt to them prior to them becoming 
mandatory controls.

Two tier system

This option would involve wording the particular provisions 
to set out two different levels of standards.  For example: 

• Standard requirements – Standards that are based 
on lesser targets or a lesser number of items than 
included in the full package.  

• Preferred requirements - The full list of elevated ESD 
Standards ultimately sought to be applied by the 
proposed particular provision.
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The particular provision would be worded to say that the 
‘standard requirements’ apply for a specified period i.e. 
one year.  After that period the ‘preferred requirements’ 
would apply and the standard requirements would become 
redundant. The provision could be worded so that the 
transition period applies from the ‘approval date’ at which 
each municipality amends its planning scheme to make the 
provisions apply to that municipality.

The consultant team has not identified which standards 
fall within each category.  This would need to be further 
considered and determined by the project working group.

By theme

The proposed standards are framed around the following 
themes:

• Operational Energy

• Embodied Carbon 

• Sustainable Transport

• Integrated water management

• Green Infrastructure

• Climate resilience

• Indoor environmental quality

• Waste and resource recovery

Implementation could be staged by theme. Those themes 
that are considered more critical to the issue of climate 
change, more consistent with existing state planning 
policies and those that have a higher level of strategic 
justification could be implemented first.  Requirements in 
relation to other themes could be implemented over time, 
as State government policies evolve to provide a higher 
level of strategic justification for the inclusion of additional 
requirements into planning schemes.

Themes or standards for which there is presently 
insufficient supporting information to enable standards 
to be prepared and assessed, should be deferred from 
inclusion in the amendment until those matters are 
rectified.

By location

This option involves staging the implementation of the 
particular provisions for different regions within the state.  
Logical regions include:

• Metropolitan Melbourne.

• Municipalities comprising Victoria’s main regional 
centres i.e. Greater Geelong, Greater Ballarat, Greater 
Bendigo and Latrobe City.

• The ‘rest of the state’.

The particular provision could be worded so it initially 
only applies to municipalities within specified parts of the 
state i.e. metropolitan Melbourne and the municipalities of 
Greater Geelong, Greater Ballarat, Greater Bendigo, Latrobe 
Valley and Greater Shepparton.  Municipalities within those 
parts of the state would still need to decide to amend their 
individual planning schemes before the provisions would 
apply.

Application of the elevated ESD Standards to metropolitan 
Melbourne and major regional cities would maximise the 
community benefit of the amendment, as those locations 
accommodate the vast majority of the state’s population 
and the majority of new building development.  

By building use and scale 

The existing approach to sustainable building policies 
contained in a number of planning schemes, commonly 
applies to different land uses (i.e. residential or non-
residential) and has different requirements and assessment 
pathways for buildings of different scales (i.e. number of 
dwellings or floor area).

The elevated provisions recommended as part of this 
project have been specifically designed to be applicable 
to all urban land uses and to developments of all sizes.  
Accordingly, there is no technical need for implementation 
of the provisions to be staged based on the use of the 
building or the scale of the development.  

In linking staged implementation to different type of 
buildings, the aim should be to ensure that Stage 1 
applies to those building types that are most commonly 
constructed throughout Victoria.
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It can be assumed that the value of building approvals for 
different types of buildings, equates to the floor area of 
buildings constructed, which equates to the sustainability 
benefits that would accrue by applying sustainability 
standards to those types of buildings.  The following table 
(Table 4) summarises the value of building approvals in 
Victoria as at March 2020.  That date has been used to 
avoid the impacts of Covid on the building industry.  It 
shows the total value of construction works by building 
use.  The building typologies that experienced the greatest 
value of approvals in the calendar year up to March 2020 
were, in order of priority:

• Domestic (single dwellings - by far the highest value)

• Commercial 

• Public buildings

• Retail

• Residential (apartments and other)

• Industrial 

If a staged approach based on building typologies was 
to proceed, maximum sustainability benefits would be 
realised by applying the elevated ESD Standards based on 
the priorities listed above.  Given that detached dwellings 
(i.e. domestic) do not generally require a planning permit, 
the greatest benefits would be achieved by a staged 
approach that commenced with commercial buildings (i.e. 
offices) and public buildings.  However, at a municipal level 
the proportion of investment in different types of buildings 
varies considerably, depending on whether municipalities 
contain large activity centres or industrial precincts.  For 
this reason, the first stage of sustainability standards 
should also be applied to residential developments (other 
than single dwellings).  

Table 4: Summary of number and value of building approvals by building use as at March 2020, Victorian Building Authority

Note: CoW stand for ‘cost of works’
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3.11  CAN STAGED TRIGGERS BE PART 
OF ONE AMENDMENT
The brief sought advice on whether the staged triggers 
could be exhibited and published as part of one planning 
scheme amendment, rather than a series of amendments.

Maddocks Lawyers addressed this issue in its advice which 
the consultant team has reviewed.  Maddocks did not see 
any impediment to introducing staged permit triggers into 
planning schemes by way of different commencement 
dates for different types (and scales) of development.

3.12 RECOMMENDED APPROACH TO 
STAGING
The level of detail DELWP is likely to allow in any 
amendment will likely be a political decision.  It is likely to 
be based on the Department’s opinion about the degree 
that municipal sustainability standards can vary from 
proposed State standards, if at all. As a consequence it is 
not possible to recommend a definitive approach to staging 
at this time.  However, it is recommended the following 
approach should be followed to resolving this issue:

• Pursue the full suite of standards in their entirety 
as a starting point. This is because there is an 
imperative to improve the sustainability of buildings to 
the highest degree possible, as soon as possible.  The 
initial draft amendment should express the preferred 
optimal outcome.  This will establish a starting position 
as the basis for discussion with the Department.  It 
will also provide an end point to aim for, if the full suite 
of provisions are included in any initial amendment 
supported by the Department.

• Staging of the standards should only be 
considered if the Department will not accept the 
full suite of standards.  The approach to staging 
that results, will depend on the variables that the 
department if prepared to accept.  

• Minimising the sustainability disbenefits to the 
community of a staged withdrawal from the full suite 
of standards, should be the key guiding principle in any 
discussions with the Department about staging.  The 
starting point should be the full suite of standards.  
Any withdrawal from that starting point, should be 
based on adjusting those variables that have the least 
impact on net sustainability outcomes, until a position 
of agreement is reached with the department. 

It is recommended that the discussion process with the 
department proceeds on the following basis:

• Priority 1 – Implement the full suite of standards 
(i.e. the preferred requirements) to all building types 
and make the particular provision available for all 
municipalities across the state to adopt.

• Priority 2 – Implement the preferred standards but 
vary the municipalities that can adopt the particular 
provision, based on the following order of priority:

• Municipalities in metropolitan Melbourne.

• Municipalities containing larger regional cities: 
Greater Geelong, Greater Bendigo, Greater 
Ballarat, Latrobe, Greater Shepparton.

• Municipalities containing major regional towns. 

• All other municipalities.

• Priority 3 – As for Priority 2 but vary the standards to 
only implement the standard requirements identified 
and not the preferred standards.

• Priority 4 – As for Priority 3 but only apply the 
standards to larger buildings / developments.

• Priority 5 – As for Priority 3 but limit the type of 
buildings the standards apply to, based on an agreed 
order of priority linked to scale of impact. 

Figure 2: Priorities for stage implementation
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3.11 APPLICATION 
REQUIREMENTS AND 
ASSESSMENT DETAILS
The project brief requested a response to the following 
questions

Advise on suitable application documentation, such as 
Sustainability Management Plan (SMP) being suitable for 
initial development application and assessment.

Advise on suitable operational evidence and reporting 
options, by referring to previously completed legal advice 
from Maddocks and consider how best to administer 
new provisions notably the operational aspects of the 
zero-carbon performance standard including ongoing 
operational purchasing of renewable energy, by 
considering the following;

i. Use of SMP and planning permit conditions to set 
ESD performance standards, including new zero carbon 
standards.

ii. Use of s173 agreements, Owners’ Corporation 
Rules, Tenancy agreements or other devices to require 
renewable energy purchasing for the life of the building.

iii. Use of Implementation Reports, similar to 
Operational Waste Management Plans, 

iv. Other alternative reporting, submission or 
assessment mechanisms as necessary.

Whilst there is some variation between different 
municipalities, existing policies regarding sustainable 
buildings contained in planning schemes generally refer to 
two key documents:

• A Sustainability Design Assessment (SDA) for small scale 
developments – provides a simple assessment that can 
generally be prepared by a specialist.

• A Sustainability Management Plan (SMP) – provides a more 
detailed assessment of a development that generally needs 
to be prepared by a specialist consultant. 

These documents have an established place in the 
planning permit process that is generally accepted by the 
industry and by planning practitioners.  It is appropriate 
that the use of these documents continue in any approach 
recommended as part of this project.  However, given 
the aim of the project to include higher standards of 
sustainability into planning scheme than in the past, the 
use of more basic Sustainability Design Assessment is 
unlikely to be appropriate in assessing applications under 
the proposed new planning provisions.

Sustainability is relevant at four stages of the development 
process of buildings:

• Permit application stage – To ensure that the design of a 
building complies with all relevant sustainability policies and 
requirements contained in a planning scheme.

• Construction stage – To confirm that all sustainability 
initiatives required to include in a development have actually 
been built into the development.

• Ongoing operation stage  – To confirm that a building 
is being operated in accordance with any requirements 
included in the initial sustainability management plan, which 
are relevant to the ongoing operation of a building.

• Demolition stage – To confirm waste minimisation and 
maximisation of the reuse of buildings materials.

Maddocks Lawyers were asked to provide advice in relation 
to the legality of requiring sustainability management plans 
or the like, at each of these three stages of the process.   
Their advice was that it is possible to require management 
plans or like at each stage, provided that the need for such 
was clearly expressed as a requirement in the planning 
provisions to be included in planning schemes.  If the 
requirement for such documents is contained in a planning 
control, the documents that can only be prepared after a 
planning permit has been issued, can be required either by 
a planning permit condition or a Section 173 Agreement.  

While Section 2.2.1 of this report addresses proposed 
application requirements, the following discussion 
addresses the questions contained in the brief more 
specifically.

3.11.1 SUSTAINABILITY MANAGEMENT 
PLAN
A Sustainability Management Plan (SMP) should be 
required to be lodged with a planning permit application. 
The plan should address sustainability requirements at the 
permit application, construction and operational stages of a 
development. 

If the plan lodged with a planning permit application is not 
adequate, either a request for further information can be 
made to rectify the deficiencies, before a planning permit 
application is assessed, or a condition can be placed on a 
permit requiring changes to the SMP before it is endorsed 
as part of the approved planning permit.
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3.11.2 CERTIFICATES OF COMPLIANCE 
This section of the report details with the issue of 
certificates of compliance at the construction stage and 
during the operational stage of a building’s lifecycle.

The relevance of and the need for certificates of 
compliance for operational aspects of buildings was 
discuss in Section 2 of this report. This section further 
discusses the issue, assuming that a one-off certificate of 
compliance is are required.  

The documents required to be submitted at the 
construction phase and operation phase of a development 
are not management plans as such, which set out what 
needs to be done to make a development comply with 
the sustainability requirements contained in the planning 
scheme.  Rather, they are documents that confirm that the 
requirements of the endorsed sustainability management 
plan are met.  Accordingly, they should be referred to as 
certificates of compliance rather than management plans.  
They could be referred to as follows:

• Sustainability Certificate – Construction 

• Sustainability Certificate – Operation

In relation to a Sustainability Certificate – Operation, a 
question is, when and how often should such as certificate 
be required.  It is considered that an operations certificate 
should only be required once, 12 months after the 
occupation of a development.  To require a certificate on an 
ongoing basis would impose an excessive administrative 
burden on both Council and the owner / body corporate of a 
development.

Whilst Maddock’s advice was that a condition could 
be included on a planning permit requiring an operation 
certificate to be provided at some time after a building 
had been occupied, there are practical issues.  Who 
is responsible for providing such a certificate once a 
development has been strata subdivided and an owners 
corporation and multiple owners exist?   There may be an 
ability to seek a certificate from the owners corporation 
that relates to the communal areas it is responsible for.  
However it would be impractical and an administrative 
burden to require certifications from multiple owners of 
dwellings within a large development.  This matter needs 
to be clarified by further legal opinion. 

The following actions are required in response to the 
question of application requirements and compliance with 
requirements at the construction and operation stage of a 
development:

• Include a requirement in the planning scheme (if 
appropriate based on mechanism) or in any Application 
Requirement guidelines that a Sustainability 
Management Plan must be submitted with a planning 
permit application.

• Include a requirement in the planning scheme that 
a Sustainability Certificate – Construction must be 
submitted to the satisfaction of the responsible 
authority upon completion or within 6 months of 
the occupation of a building.  That certificate is to 
demonstrate that all requirements of the Sustainability 
Management Plan relevant at the construction stage 
of a development are complied with.

• Include a requirement in the planning scheme that 
a Sustainability Certificate – Operation is required to 
be submitted to the satisfaction of the responsible 
authority within 12 months of the occupation of a 
building.  That certificate is to demonstrate that all 
requirement of the Sustainability Management Plan 
relevant to the ongoing operation of the building are 
complied with (subject to further legal opinion).

Figure 3: Key permit conditions
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4.0  SUMMARY RECOMMENDATIONS

As outlined above, the following key recommendations are 
suggested:

• That a new Particular Provision be prepared and 
incorporated into the planning schemes of relevant 
councils that includes the elevated ESD standards. The 
new Particular Provision would include the following 
characteristics. 

• Mandatory objectives, with associated Standards 
(or performance measures and criteria) which 
would be applied as relevant to ascertain delivery of 
the Objectives.

• Provision would only to those municipalities who 
‘opt in’ to the elevated standards and amend their 
schemes to include the provision. State guidelines 
on ESD would be applied through proposed changes 
(to clauses 54, 55 and 58, as well as the new 
particular provision for commercial and industrial 
uses) and would apply to all other municipalities.

• Provisions would include relevant definitions if a 
small number required (i.e net zero operational 
carbon).

• Inclusion of a specific ‘date-stamped’ reference to 
the Green Factor Tool to ensure certainty. Resolution 
of external governance issues may mean this is not 
required.   

• Further work may be undertaken to adjust existing 
proposed Standards to be suitably framed as 
performance ‘measures’ (i.e where specific metrics 
have been identified) and criteria (where a range of 
measure may be appropriate) consistent with proposed 
reforms to particular provisions. This would also allow 
clear identification of the information required to support 
assessment of the relevant performance measure / 
criteria. However, this should not occur until there is a 
greater degree of certainty as to that proposed reform.

• Further work would also be required to confirm 
participating Councils expectations regarding the 
inclusion of typologies as proposed in the current 
Standards.

• A consistent set of Application Requirements should 
be developed, along with relevant templates, in 
particular a standard Sustainability Management Plan 
template, to support applicants in preparing application 
material. These templates would also assist in ensuring 
consistent responses across the various municipalities.

• A consistent set of Permit Conditions should be 
developed to deliver Standards (i.e. sustainability 
certificates).

• A Guidelines for Sustainable Building Design document 
be prepared that could be used consistently by all 
councils who apply the elevated ESD standards, and 
would be included as a Background Document in 
relevant schemes. This should provide more explicit 
technical information where relevant, appropriate 
alternatives for responding to Objectives where 
Standards cannot be met, and real life examples. 

• Background documents could be included in any local 
strategies contained in the Planning Policy Framework 
which address ESD and underpin the application of the 
particular provision.

• A consistent set of Definitions should also be 
incorporated into relevant planning schemes. If a 
small number then integration within provision is 
recommended, if large then consideration of Glossary 
as Incorporated Document should be considered. 
Ideally definitions should be consistent across State and 
included at Clause 73 General Terms.

4.1 RATIONALE AND 
BENEFITS OF THIS APPROACH 

As clearly articulated by DELWP (for example, in relation to 
neighbourhood character as part of ResCode reforms) Local 
Policy should not be used as a planning control, nor is it 
mandatory. What this means is that for Local Government 
to have any certainty about the delivery of ESD outcomes 
through their planning schemes, a Local Policy is no 
longer appropriate, unless it is drafted in a manner which 
is directly contradictory to instruction contained within 
the Practitioners Guide prepared by the Department. The  
approach to the delivery of ESD Standards recommended in 
this report offers a number of benefits, including:

• Provides certainty to Local Government about the 
standard of design responses that will be delivered 
through their planning schemes.

• Provides a mechanism to ensure that actions proposed 
through the any development approval process are 
delivered.

• Provides a much greater level of transparency and 
certainty to the development community as to what is 
required to meet policy Objectives.
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• Provides the opportunity for a much greater level of 
consistency in requirements and assessment of ESD 
across the municipalities to which the Standards would 
apply.

• Provides a framework within the planning scheme for 
future changes in response to new evidence, and the 
flexibility for robustly tested standards to be migrated to 
Statewide provisions if appetite for change increases at 
a State level.

• Allows for other municipalities to join the ‘elevated’ ESD 
group if and when their council and community supports 
such a move.

• Fills key gaps in the delivery of ESD outcomes prior to 
any more widespread changes to building regulations.

It is noted particularly, that in current processes, many of 
the elements addressed through the proposed Standards 
are already considered and delivered through Permit 
Conditions under existing Local Policies. The consideration 
of these matters through Permit Conditions occurs 
without any legislated timeframes and without clear 
guidance. In many ways, while these targets represent 
an ‘elevation’ of existing targets, and certainly bring new 
aspects such as Climate Resilience, Green Infrastructure 
and net zero outcomes into greater focus they are, in 
fact, also streamlining an existing process in many ways. 
They do this by bringing consideration and agreement 
about relevant ESD matters upfront in the process, 
and integrating them with broader consideration of the 
appropriateness of any application.   

4.2 ALTERNATE PATHWAYS 
While the preferred option for the integration of these 
Standards has been clearly articulated, it must be 
acknowledged that there is the possibility of some 
resistance at a State level to some of the underlying 
rationale behind what is proposed through any amendment 
seeking to introduce more stringent and elevated ESD 
Standards applied to participating municipalities, rather 
than Statewide. 

It is acknowledged that the approach taken by this 
amendment and sought by the participating councils, in 
some ways, represents a shift from business as usual. It 
seeks to position the planning scheme as the ‘front line’ in 
the critical transition to net zero across all sectors, while 
other systems lag in the delivery of appropriate responses 
to the current climate emergency. This is however, more 
accurately characterised as an ‘evolution’ of the role 
planning schemes already play in ensuring that aspects of 
sustainable design are embedded from the earliest stages 
of the development process. 

Careful consideration has been needed to ensure that the 
proposed Standards act in a complementary way to other 
regulations. While it is considered that the right ‘balance’ 
has been identified, other options must also be considered, 
not least due to the preferred option requiring State level 
commitment to a new provision prior to any amendment 
gaining authorisation for exhibition.

The alternate pathways and the implications of these are 
therefore explored in Figure 4 on the following page.
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Some Standards may 
not be able to be 

applied though a DDO

PARTICULAR PROVISION - 
INTEGRATED AND APPLIED TO 

PARTICIPATING MUNICIPALITIES

VPP integrated into 
planning schemes 
and PSA finalised

PROVISIONAL SUPPORT 
MEANS AGREEMENT ON 
PREFERRED MECHANISM 

REQUIRED

Guidelines prepared

Councils and DELWP 
work together to deliver 

PSA using new VPP, 
alongside Statewide ESD 

changes
NO STATE LEVEL SUPPORT FOR 
‘ELEVATED ESD’ PARTICULAR 

PROVISION

ELEVATED ESD STANDARDS 
INTEGRATED WITH STATE ESD 

ROADMAP CHANGES

Existing Local Policy 
content revised and / or 
deleted based on new 

Particular Provision and 
State policy changes

• Relies on state delivery of 
elevated Standards

• Achieves much greater coverage 
but may set lower requirements

• Not a preferred use of this tool
• May be impacted by potential  

state level reforms to the 
relevant VPP

• Would require further 
consideration of VicSmart 

DESIGN & DEVELOPMENT 
OVERLAY APPLIED TO 
RELEVANT COUNCILS

AMENDED LOCAL POLICY TO 
FILL GAPS NOT ADDRESSED 

BY STATE

State standards may fill 
some gaps 

Residential: updates to 
Clause 54, 55 & 58
 
Non-residential: New ESD 
Particular Provision 

State (or Local govt 
depending on legal 

advice) prepares new 
particular provision

Standards confirmed 
and checked against 

State minimums to avoid 
duplication 

AMENDED LOCAL POLICY 
TO FILL GAPS NOT ABLE TO 

ADDRESSED THROUGH A DDO

Bicycle rates at 52.34
 

PROVISIONAL STATE SUPPORT 
FOR LOCALISED ELEVATED ESD 

STANDARD

NO STATE SUPPORT MEANS 
STRONG ADVOCACY REQUIRED 
AND SUITE OF ‘NON-LOCATION 

SPECIFIC’ STANDARDS 

PREFERRED

NO

YES

Figure 4: Alternate implementation pathways
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Frontier Economics Pty Ltd is a member of the Frontier Economics network, and is 

headquartered in Australia with a subsidiary company, Frontier Economics Pte Ltd in Singapore. 

Our fellow network member, Frontier Economics Ltd, is headquartered in the United Kingdom. 

The companies are independently owned, and legal commitments entered into by any one 

company do not impose any obligations on other companies in the network. All views expressed 

in this document are the views of Frontier Economics Pty Ltd. 

 

Disclaimer 

None of Frontier Economics Pty Ltd (including the directors and employees) make any 

representation or warranty as to the accuracy or completeness of this report. Nor shall they have 

any liability (whether arising from negligence or otherwise) for any representations (express or 

implied) or information contained in, or for any omissions from, the report or any written or oral 

communications transmitted in the course of the project. 
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1 Introduction 

1.1 About this report 

The Council Alliance for a Sustainable Built Environment (CASBE) is an alliance of Victorian councils 

committed to the creation of a sustainable built environment within and beyond their 

municipalities. CASBE’s focus is on seeking better sustainability outcomes in the built 

environment using the planning permit application process. CASBE is auspiced by the Municipal 

Association of Victoria (MAV). MAV is the peak body for local government in Victoria.  

MAV, on behalf of CASBE, has sought expert advice to enable the development of a planning 

scheme amendment, with a range of new elevated standards of sustainability in buildings.  

The purpose of the elevated standards is to ensure that new buildings and significant alterations 

and additions are planned and designed in a manner which mitigates and adapts to climate 

change, protects the natural environment, reduces resource consumption and supports the 

health and wellbeing of future occupants. 

This report presents the results of the cost-benefit analysis of the proposed elevated standards. 

As outlined further in this report, it builds on other workstreams in the project including planning 

advice and technical and development feasibility. Further information on the standards is 

provided in the reports for these workstreams.   

1.2 The case for change 

There are numerous benefits and performance improvements that arise from more sustainable 

buildings. These include operational cost savings from improved energy and water efficiency, and 

higher-quality building outputs. Improved indoor environment quality has been shown to 

improve health outcomes and employee productivity.1 More sustainable buildings can also help 

to manage climate, regulatory, or other environmental risks.  

Despite these potential benefits, there are several market failures that inhibit new developments 

from achieving more sustainable outcomes. These include:   

• Information asymmetry – a lack of information by purchasers or renters on the 

sustainability performance of buildings. In particular, building qualities like efficiency and 

indoor environment quality are difficult to detect and verify prior to purchase or lease. When 

buyers and sellers do not have perfect information, it can lead to inefficient outcomes 

 

1  For example the following articles discuss various productivity and health benefits from improved indoor 

environment quality, https://theconversation.com/research-shows-if-you-improve-the-air-quality-at-work-you-

improve-productivity-76695; https://v2.wellcertified.com/health-

safety/en/air%20and%20water%20quality%20management; 

https://www.researchgate.net/publication/273746860_Costs_and_benefits_of_IEQ_improvements_in_LEED_office

_buildings   
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• Negative externalities - negative externalities may mean that suboptimal decisions are 

made in the absence of intervention. For example for energy consumption, energy prices that 

do not fully reflect the economic cost of consuming energy (including the cost of greenhouse 

gas emissions) can lead to overconsumption of energy. There are similar issues related to the 

embedded carbon in construction materials. 

Negative externalities mean that energy consumption is higher than economically efficient 

levels and there is under-investment in energy efficiency. 

• Principal-agent problems - where builders or designers do not share the objectives of those 

purchasing new homes (for example to minimise energy bills) 

These problems and market failures suggest a form of policy response or intervention may be 

needed.  
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2 Methodology 

2.1 Overview of Cost-Benefit Analysis 

A cost-benefit analysis (CBA) provides a robust framework to assess the impacts of an 

intervention. A CBA is an assessment tool that compares the costs associated with a potential 

intervention with the benefits. The analysis is incremental in that it looks at additional costs and 

benefits over and above a “business as usual” scenario (the base case). The process is shown in  

Figure 1 below and involves: 

• Step #1: Identifying the appropriate Base Case and alternative interventions options (for 

comparison against the base case) 

• Step #2: Identifying the range of relevant, incremental economic, social, and environmental 

costs and benefits of the options 

• Step #3: Quantifying and monetising (where appropriate) a subset of the incremental 

economic, social and environmental costs and benefits 

Step #4: Undertaking a CBA of the incremental economic value of the options (including 

considering risk and uncertainty using sensitivity analysis) 

Figure 1: CBA process 

 

Source: Frontier Economics. 

While a CBA is an economic analysis, it looks to value economic, environmental and social 

impacts. The focus of a CBA is on ‘real resource’ changes from the point of view of society. That is 

to say, the focus is on incremental changes in scarce resources (labour, material, natural capital 

etc.) from the point of view of Victorian society. Financial transactions (such as the purchase of 

land or the payment of a levy) which make one party better off and another worse off are 

“transfers” which are excluded from a CBA as they result in no change for society.  
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Importantly for this analysis, property value uplift is not a real resource impact. Rather this is a 

financial benefit for a property owner. However, a number of the factors driving the higher 

property value – lower ongoing utility costs and improved amenity benefits etc. are captured in 

this analysis. 

2.2 How this CBA fits with other workstreams and typologies 

assessed 

This CBA builds on the planning and environmentally sustainable development (ESD) 

components of the elevating ESD targets project. As outlined in Figure 2, the planning advice 

refined the Sustainability Planning Scheme Amendment standards, the technical ESD component 

then estimated the costs and impacts associated with the design response for the standards and 

then this CBA values and profiles impacts based on available data and evidence. 

Figure 2: Overarching project process 

 

Source: Frontier Economics 

In line with the case study typologies developed in the project, this CBA analyses eight building 

typologies across a range of locations (ie. inner urban, suburban and regional). For each typology 

the analysis compares the costs and benefits of an option or intervention case (with the 

Sustainability Planning Scheme Amendment) against two base cases (one for councils with an 

existing ESD Policy and another for councils that do not have an existing ESD Policy).2 These 

typologies and base cases are outlined in Table 1 and are hereafter referred to as scenarios. 

These scenarios align with those analysed across the project as a whole. 

 

2  The exception here is the RES 5 typology which only has a single base case (a council with no existing ESD 

policy). 
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Table 1: Typologies and base cases included in the analysis. 

 

Source: Frontier Economics 

2.3 Impacts 

The next step in the CBA process (following the identification of a range of potential options) is to 

identify the range of incremental economic, social and environmental costs and benefits that 

accrue to the local and broader Victorian communities, compared to the Base case.  

The proposed Sustainability Planning Scheme Amendment (the application of which is the 

difference between our options and the Base Case) covers a broad range of changes to building 

requirements across the broad themes of: 

• Operational Energy 

• Sustainable Transport 

• Integrated Water Management 

• Indoor Environment Quality  

• Circular Economy 

• Green Infrastructure  

Note that the themes above were based on an early categorisation which removed ‘Climate 

Resilience’ and redistributed standards under that theme. This theme has now been 

reintroduced. In this report, results have not been reported separately for climate resilience 

however to avoid any doubt, the costs and benefits related to climate resilience are still included 

as part of other themes. In addition, the ‘Circular Economy’ category was split into two called 

‘Waste and Resource Recovery and ‘Embodied Emissions’. More information is contained in the 

Technical ESD report. 
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Figure 3: Overview of key cost and benefit themes considered in this analysis 

 

Source: Frontier Economics 

The breadth of these themes leads to a broad range of potential impacts. To ensure that this CBA 

takes a robust approach to analysing these broad impacts, a three-stage approach was taken: 

1. Logic mapping exercise undertaken to identify ultimate impacts that should be assessed by 

category (as opposed to an intermediate implication). The logic mapping process drew on our 

expertise across these key themes and a range of Australian literature (See Appendix C for 

more detail). The logic maps started from the theme objective, identified implications and 

then key impacts.  

2. Longlist of potential impacts developed by drawing on the logic mapping exercise. 

3. Further research undertaken to identify which outcomes can be quantified and those which 

should be considered qualitatively (See Appendix C for more detail). 

Our logic mapping and potential impacts is shown below in Table 2. Importantly, it is the end 

outcome that are being identified and, if appropriate, valued in the CBA (where possible) as 

opposed to the initial step in the causal chain or the overall objective.  

In the discussion below, we elaborate on a logic mapping approach for urban heat. As shown in 

Figure 4, investment to manage urban heat (including investment in irrigated open space and 

tree canopy, water in the landscape and other cooling-materials such as green roofs) can reduce 

the urban air temperature (e.g. reducing the max summer daily temperature), providing 

economic, environmental and social (or liveability-related) benefits to the community.3 This 

includes: 

 

3  See for example Sydney Water Corporation (2017), Cooling Western Sydney A strategic study on the role of water in mitigating urban heat in Western 

Sydney; CRCWSC (2016), Impacts of Water Sensitive Urban Design Solutions on Human Thermal Comfort. Available at: 

https://watersensitivecities.org.au/wp-content/uploads/2016/07/TMR_B3-1_WSUD_thermal_comfort_no2.pdf; Kabisch, N., et al. (2017). "The health 

benefits of nature-based solutions to urbanization challenges for children and the elderly–A systematic review." Environmental Research 159: 362-

373. 
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• Reductions in the risk of heat-related diseases –While urban heat is rarely listed as the 

cause of death, various studies have found that increased heat levels lead to increased risk of 

death or disease, especially amongst the most vulnerable in the community: the very young 

and elderly. 4 A reduction in urban heat can reduce the risk of heat-related diseases, reducing 

the number of heat-related deaths and the use of health services (reducing the total cost of 

treatment). 

• Reductions in cooling-related energy requirements – reduced cooling demand as a result 

of reduced urban heat, can reduce the generation and network energy infrastructure 

requirements required to meet future demand. This in turn, defers the operation and 

augmentation of energy generation and network infrastructure, reducing the future cost of 

providing the energy infrastructure. 

• Improvement in productivity– reduced urban heat can lead to improvements in 

productivity, including reduced absenteeism, which may result from reduced heat stress on 

the community (for example, reductions in the incidence of disturbed sleep or cancelled 

workdays due to excess heat).  

• Additional recreation opportunities in the summer – reduced urban heat can lead to 

increased participation in active and passive recreation in the summer (in addition to the 

increased recreation opportunities arising from increased availability of open space).  

Figure 4: Link between green infrastructure and urban cooling-related benefits 

 

Source: Frontier Economics 

The impacts in the table below are in addition to the incremental upfront and ongoing costs to 

meet the revised standard (i.e. less any costs under the base case). Note that the impacts that are 

in bold text are those that we have been able to quantify and ultimately, monetise, as discussed 

in the following section.   

 

4  See for example, Center for Disease Control and Prevention (2006), Heat Island Impacts. Available at:  https://www.epa.gov/heat-islands/heat-island-

impacts#3>(viewed January 2018). 
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Table 2: Logic mapping 

Theme Objectives Implication Potential impacts 

Operational 

energy 
Net zero operational carbon 

• No natural gas or onsite fossil fuel consumption 

• Maximise onsite renewable energy generation 

• All residual energy to be 100% renewable 

purchased through Green Power or similar  

• Reduce GHG emissions arising from 

reduced grid-based energy demand  

• Reduced energy use, avoiding energy fuel 

costs and deferring the need for energy 

network investment  

Sustainable 

transport 

Reduce private vehicle trips, 

support a smooth transition 

for the future uptake of 

electric vehicles (EV) 

• Provide for bicycle parking (increase likelihood of 

residents and workers riding bikes) 

• Provide EV charger outlets 

• Shared space EV charging 

• Increased active transport and resulting 

reduction in inactivity-related health benefits 

/ avoided costs arising from increased use of 

bicycles 

• Increased uptake of EVs leading to reduced 

GHG emissions and increased electricity use 

Integrated 

water 

management 

Reduce potable water 

consumption and improve the 

quality of stormwater 

discharging from site 

• Provide efficient fitting, fixtures and appliances 

• Provide for rainwater harvesting (rainwater tanks) 

• Reduced potable water use deferring 

water network investment 

• Reduced stormwater discharge leading to 

reduced impact of nitrogen and suspended 

solids. This can lead to improvements in the 

health of waterways and surrounding 

ecology.  

• Value of recovered organic waste (less 

cost of recovery) 
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Theme Objectives Implication Potential impacts 

Indoor 

Environment 

Quality  

Improve the comfort of 

building occupants including 

internal temperatures, air 

quality and daylight access 

• Improved external shading 

• Improved ventilation  

• Improved daylight 

• Improved productivity 

• Health benefits from improved air quality 

inside buildings 

• Staff health & retention in non-residential 

buildings 

• Health benefits from increased natural light 

Circular 

Economy 

Improve rates of resource 

recovery, encourage the use 

of materials with recycled 

content as an alternative to 

virgin material 

• Provide a Construction and Demolition Waste 

Management Plan that sets a landfill diversion 

target 

• Utilise low maintenance, durable, reusable, 

repairable and recyclable building materials 

• Avoided operational costs of landfill and 

avoided landfill externalities (disamenity) 

• Value of recycled materials less costs of 

transport/processing 

Green 

infrastructure 

Increase the amount of green 

infrastructure (such as tree 

canopy, green roofs and open 

space) to provide a range of 

ecosystem service benefits, 

reduce the contribution of the 

built environment to the 

urban heat island effect 

• All new developments to meet target Green Factor 

score 

• Improved green cover (leading to reduced urban 

heat island effect) 

• Reductions in the urban heat-related 

diseases  

• Improved productivity 

• Reductions in cooling-related energy 

requirements 

• Improved biodiversity outcomes 

• Additional recreation opportunities in the 

summer  

Source: Frontier Economics 
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2.4 Approach to valuing costs and benefits  

The aim in economic evaluation is to value very different measures of impact in consistent 

monetary terms to enable a comparison of a range of economic, environmental and social (or 

liveability-related) outcomes. 

As discussed above, this analysis has sought to, where possible, monetise key costs and benefits 

where there is an incremental difference in ‘real resource’ outcomes between the base case and 

the intervention case.  

Many of these impacts can be considered market impacts as the prices of goods or services are 

observable in markets. Other impacts, such as the environmental or social impacts (or avoided 

impacts) can be considered non-market impacts.5. Where the incremental costs and benefits 

have been monetised, these are shown in bold in Table 2.  

In some circumstances, there was not sufficient data to establish a quantitative causal link or 

attach a defensible monetary value to the incremental difference between outcomes of the 

interventions (such as the benefits of IEQ and GI). Where the incremental costs and benefits have 

been unable to be monetised to include in the CBA in a quantitative way, these are shown un-

bolded in Table 2 and have been qualitatively assessed in Table 4.  

Consistent with best practice and the Victorian Department of Treasury and Finance Guidelines 

our analysis has: 

• Drawn upon the best available information, including information provided by Hip V. Hype 

on incremental costs and impacts of interventions 

• Focused on impacts in the state of Victoria, consistent with Victorian Treasury Guidelines. 

This has involved: 

o including impacts that accrue to people in the local and broader Victorian community 

o excluding impacts that accrue to the Australian (such as wider economic impacts) and 

international communities. 

• Used accepted and relevant methodologies for monetising key costs and benefits, 

including the use of benefit transfer techniques (where appropriate) which draw upon existing 

literature reflecting the willingness to pay or preferences of a similar community for a similar 

change in outcome. Recognising the potential limitations of benefit transfer, the approach 

taken in the CBA adopts – as much as is practicable – a range of studies (mainly in VIC) (see 

Box 1). 

 

 

5  As a price cannot be observed and other methods must be used to derive a monetary value.  
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: Overview of valuation approaches 

There is a range of techniques available to monetise non-monetary economic, social and 

environmental outcomes. These include primary monetisation approaches (such as 

market-based and survey-based techniques) and secondary approaches, such as benefit 

transfer:  

• Primary approaches: use original data from the project site or context to derive a 

monetary value for some quantified change in outcomes caused by a green 

infrastructure intervention. There are two broad categories of primary approaches: 

o Market-based or surrogate market-based techniques – uses market prices or 

people’s behaviour in a similar or related market to infer the value of outcomes.  

o Survey Based - uses surveys that ask people their willingness to pay to value 

outcomes.  

• Secondary approaches, such as benefit-transfer, takes values from a pre-existing 

study, project, or piece of research (i.e. the ‘study site’) and applies it to a new project, or 

context (i.e. the ‘policy site’). Judgement is required to determine whether results from a 

previous study are appropriate to use. In addition to scrutinising the quality of the 

original study needs to ensure there are no technical weaknesses or biases, important 

preconditions for benefit transfer include: 

o the impact being valued must be essentially the same (e.g. improved thermal 

comfort) 

o the base case and extent of change should be similar 

o the affected populations should be similar 

Given primary research was outside the scope of this analysis (and can be costly and time 

consuming), we have primarily considered benefit transfer.  

Source: Frontier Economics 

 

The following sections provide further detail on our approach to valuing key costs and benefits.  

2.4.1 Data for costs and impacts  

The CBA takes cost and impact data from the technical ESD analysis undertaken by Hip V. Hype. 

This data includes: 

• upfront incremental capital costs to meet revised standards 

• operational energy and water savings incremental to the base case 

• avoided waste to landfill 

• reduced embodied carbon   

• estimated useful life of assets.  

Further information on these costs and impacts is provided in the Hip V. Hype report.   
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2.4.2 Benefit data 

Quantified benefits 

To value benefits, we have drawn on robust valuation benchmarks as outlined in Table 3, with 

further information provided at Appendix B. 

Table 3: CBA valuation benchmarks 

Benefit category Valuation approach 

Greenhouse gas (GHG) 

emission reduction 

Our valuation includes the following steps:  

• applying the estimated reduction in gas and electricity 

consumption (obtained from ESD technical workstream) 

• forecasting emission intensity factors for Victoria during the 

evaluation period (see Appendix B) 

• converting reduced gas and electricity consumption into 

reduced GHG emissions using forecast emission intensity 

factors 

• multiplying the reduced emissions by a social cost of carbon 

($75/tonne CO2-e) – Frontier Economics estimate of the 

economic costs, or damages, of emitting one additional tonne 

of GHG into the atmosphere.  

Reduced energy use 

(electricity & gas)  

We have estimated the resource cost savings associated with 

reduced electricity and gas consumption, including reduced 

network and wholesale costs: 

• For electricity network costs, we have based our estimates on 

published values for the long-run marginal cost (LRMC) from 

Victorian electricity network distribution businesses 

($0.01/kWh).  

• For deferred gas network costs, we have adopted an estimate 

of $4.50/GJ based on a recent Consultation RIS undertaken by 

ACIL Allen  

• For electricity wholesale costs, we have assumed a flat 

$70/MWh (Frontier Economics estimate/assumption) 

• For gas wholesale costs, we have used price forecasts from the 

Australian Energy Market Operator’s 2022 Integrated System 

Plan (based on new entrant combined cycle gas turbine 

generator prices) (see Appendix B) 

See Appendix B for further discussion on why we have not 

applied a retail bill (representing financial savings) in our 

approach. 
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Benefit category Valuation approach 

Avoided health costs of 

electricity generation 

Electricity generation produces air pollution containing particulate 

matter, nitrogen oxides, sulphur dioxide, as well as other 

emissions. These can cause health problems such as respiratory 

illness and can also affect local economies. 

We estimated the health benefits of avoided coal and gas-fired 

electricity at $1.78/MWh. See Appendix B for information. 

Reduced potable water 

use  

Our valuation approach involves: 

• applying the estimated reduction in potable water use (in 

megalitres) (obtained from ESD technical workstream) 

• multiplying the reduction in potable water use by the 

estimated LRMC of water supply based on the value advised 

by Melbourne Water ($2,450/ML). 

Reduced embodied 

carbon 

Estimates of reduced embodied carbon obtained from the ESD 

technical workstream were multiplied by the social cost of carbon 

discussed above. 

Reduced waste to 

landfill/value of recovered 

materials 

Estimates of reduced construction and demolition waste to landfill 

(tonnes) were multiplied by the full economic cost of landfill and 

the net value of recovered materials. This approach provides an 

estimate of the avoided cost of landfill and value of recovered 

materials of $125/tonne. See Appendix B for information. 

Recovery of organic waste 

Estimates of organic waste recovered, obtained from the ESD 

technical workstream, were multiplied by an average value added 

for organic waste. To estimate the average value added for 

organic waste we used data from Australian Organics Recycling 

Association’s publication ‘Australian Organics Recycling Industry 

Capacity Assessment: 2020-21’. This approach provides an 

estimate of the value added by additional organic waste 

recovered of $93/tonne. 

Residual value 

Some assets have a useful life that is greater than the analysis 

period of the CBA. The residual value is the estimated value of 

assets at the end of the appraisal period, representing the 

expected value in continuing use. We calculate residual value as 

the present value of future benefits. 

Source: Frontier Economics 
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We note that our approach is consistent with advice provided by HoustonKemp to the Australian 

Government for cost-benefit analysis for residential building energy efficiency (Box 2).    

 

: Guidelines for residential building regulatory impact assessment 

HoustonKemp were engaged by the Department of the Environment and Energy to develop 

a robust methodology for evaluating the benefits and costs of possible future increases in 

the stringency of the energy efficiency provisions in the National Construction Code (NCC). 

Our valuation approach outlined in Table 3 is in line with HoustonKemp’s recommendations, 

including that: 

• benefits of reduced energy use be estimated based on LRMC estimates and wholesale 

market prices where available 

• benefits of reduced GHG emissions be based on forecast emission intensity factors and 

GHG abatement costs 

• health, safety and amenity benefits be dealt with qualitatively (unless they can be 

readily quantified)    

Our analysis is also consistent with HoustonKemp’s base case description, and 

recommended evaluation timeframe of at least 20 years (outlined below). 

Source: Houston Kemp, Residential Buildings Regulatory Impact Statement Methodology – Report to the Department of 

Environment and Energy, 6 April 2017. 

 

Non-monetised benefits 

Critically, CBA does not require monetisation of all key costs and benefits. While we have aimed 

to value as many benefits as possible, some impacts are inherently difficult to quantify and value. 

This is particularly the case where impacts are not traded in markets, such as ‘improved 

biodiversity outcomes’, ‘improved thermal comfort’, or ‘improved aesthetics’.  

For impacts which do not have a robust valuation method, or do not have a clearly attributable 

incremental impact, they have been assessed qualitatively (Table 4). Qualitative assessment of 

impacts aligns with CBA guidance including the Victorian Department of Treasury and Finance.  

To provide an indication of whether these benefits would alter the broad narrative of our results, 

we have included an assessment of materiality. In our discussion of the CBA results, we provide a 

break-even analysis to show how much unquantified benefits would need to be for scenarios to 

be equal to the incremental costs.   
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Table 4: Qualitative assessment  

 

6  For example - Ormandy, D. and Ezratty, V., Thermal Discomfort and Health: Protecting the Susceptible from Excess Cold and Excess Heat in Housing, 2015, 

https://warwick.ac.uk/fac/sci/med/research/hscience/sssh/publications/publications14/thermal.pdf 

Incremental impacts 
Most relevant 

theme 
Materiality Qualitative assessment (why we have not valued these impacts) 

Ongoing cost to meet 

revised standards 
All Uncertain 

Any change in ongoing cost will be dependent on the specific materials and products 

used in the Sustainability Planning Scheme Amendment option compared to the ESD 

policy or non-ESD policy base case. The technical ESD assessment haven’t proposed 

specific materials in the design responses (except for recycled content concrete in the 

Circular Economy theme), which makes any assessment uncertain. At a high level, it is 

expected that some design responses would increase ongoing costs while others reduce 

ongoing costs and that the overall impact may not be material. 

Health and wellbeing 

benefits from improved 

thermal comfort 

Operational energy Minor benefit 

Increased thermal comfort can lead to a range of health and wellbeing benefits.6 The 

impacts of increased thermal comfort would be expected to be highly context specific – 

both in terms of the location of the building and how the building is used (i.e. for 

residential typologies are residents working from home or out of the house 12 hours a 

day?). For scenarios where the base case has an existing ESD policy there is likely to be a 

small incremental impact as the base case provides a good level of thermal comfort. The 

incremental impact may be more for scenarios where the base case does not have an 

existing ESD policy. 

Increased active transport / 

avoided costs through 

improved transport mode 

usage 

Sustainable transport 

Benefit with 

unclear 

materiality 

CBA focuses on impacts which are attributable to the intervention. While improved bike 

access and storage would make active transport more appealing to building users, there 

are myriad factors which impact on mode choice decisions. As such, while the 

incremental impact is a benefit it is not possible to isolate the magnitude of this impact. 

Increased uptake of EVs 

leading to reduced GHG 
Sustainable transport Minor impact Similar to active transport, uptake of EVs is a complex decision with myriad factors 

including price of EVs, price of operating internal combustion engine vehicles and the 
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7  For example - Al horr, Y., Arif, M., Kaushik, AK., Mazroei, A., Katafygiotou, M. and Elsarrag, E., Occupant productivity and office indoor environment quality : a review of the literature, 2016, 

https://usir.salford.ac.uk/id/eprint/39106/3/BAE-D-16-00533_final%20manuscript[1].pdf and Fisk, W., Health and productivity gains from better indoor environment and their relationship with 

building energy efficiency, 2000, https://www.annualreviews.org/doi/full/10.1146/annurev.energy.25.1.537  

8  For example, REHVA, Indoor Climate and Productivity in Offices: How to integrate productivity in life-cycle cost analysis of building services, 2017, https://biblioteka.ktu.edu/wp-

content/uploads/sites/38/2017/06/06_Productivity_2ed_protected.pdf. The International WELL Building Institute cite the following source for healthy buildings lowering staff turnover and burnout - 

Leiter M, Maslach C. Areas of Worklife Survey. Mindgarden. https://www.mindgarden.com/274-areas-of-worklife-survey. 

emissions and increased 

electricity use 

range of EVs. As such, while the incremental impact of reducing vehicle-related 

emissions is a benefit it is not possible to isolate the exact magnitude of this impact. 

Reduced volume of 

stormwater leading to 

reduced nitrogen and 

suspended solids 

Integrated Water 

Management 
No impact 

The technical ESD assessment identifies that both ESD and non-ESD policy base cases 

include rainwater tanks for stormwater collection and meet the requirements for the 

quality of stormwater discharged from the site. Given this, it appears there is unlikely to 

be any incremental impact related to stormwater. 

Health benefits from 

improved air quality inside 

buildings 

Indoor Environment 

Quality 

Benefit with 

unclear 

materiality 

Increased natural ventilation should lead improved air quality which, in turn, leads to 

improved health outcomes.7 The impacts would be highly context specific – both in 

terms of the location of the building and how the building is used. The incremental 

impact depends on the base case. For example, for RES 1 the ESD Policy base case 

includes 100% of apartments being naturally ventilated whereas the non-ESD Policy 

base case includes “some natural ventilation.” In this example, there may not be an 

incremental impact on air quality when compared to the ESD Policy base case but there 

may be some incremental impact when compared to a non-ESD policy base case. 

Staff health & retention for 

non-residential 

Indoor Environment 

Quality 

Benefit with 

unclear 

materiality 

There is some evidence that improved indoor environment quality leads to improved 

staff health (fewer sick days) and improved staff retention.8 The magnitude of the 

impact will be highly context dependent, particularly with respect to the base case. For 

example, in Non-RES 3 the ESD Policy base case includes natural ventilation and daylight 

requirements have been too location specific to be assessed by the technical ESD 

assessment. 
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9  For example, Edwards, L. and Torcellini, P., A Literature Review of the Effects of Natural Light on Building Occupants, 2002, https://www.osti.gov/servlets/purl/15000841/ 

10  For example, U.S. Environmental Protection Agency (EPA), Reduce Urban Heat Island Effect, accessed from the U.S. EPA’s website on 1 November 2021, https://www.epa.gov/green-

infrastructure/reduce-urban-heat-island-effect  

Health benefits from 

increased natural light 

Indoor Environment 

Quality  

Benefit with 

unclear 

materiality 

There is some evidence that improved natural light in buildings cause health benefits.9 

However, the daylight requirements have been too location specific to be assessed by 

the technical ESD assessment. As such the incremental impact is unclear. 

Reduced risk of heat-related 

diseases 
Green Infrastructure 

Benefit with 

unclear 

materiality 

A benefit of urban greening is reduced urban heat island which can reduce the risk of 

heat-related diseases.10 This is typically a benefit which accrues with precinct or suburb 

level greening, rather than for an individual building. Given that the scale of this analysis 

is on individual building benefits, the incremental impact may be negligible. 

Improved biodiversity Green Infrastructure 

Benefit with 

unclear 

materiality 

Biodiversity benefits may arise from additional green cover being used to benefit fauna 

and flora. The nature of this benefit is likely to be highly context specific and similar to 

urban greening, would more likely occur with precinct/suburb level greening rather than 

for an individual building. Green infrastructure may also contribute to avoided costs to 

the extent that some councils can avoid costs of meeting canopy cover targets.  
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2.5 Overarching CBA parameters and sensitivities 

As previously stated, the CBA assesses impacts over time. This requires an appraisal period to be 

defined and the application of a discount rate (to account for the time value of money where a 

dollar today is worth more than a dollar in future). To enable comparison of the costs and 

benefits over time, as shown in Table 5 this analysis: 

• Applies a 20-year appraisal period which aligns with a likely useful life of a number of the 

design responses required to align with the Sustainability Planning Scheme Amendment.  

• Includes a residual value to capture the benefits and costs of the assets with lives beyond the 

modelling period - Some interventions (such as external shading) may have an asset value of 

more than 20 years. Where this is the case there has been liaison with the technical ESD 

workstream to identify a likely useful life in order to place a residual value on these assets at 

the end of the appraisal period. The residual value is included in the analysis as a benefit (see 

Box 3). This is a standard approach in best practice CBAs. 

• Applies a discount rate of 7% per year, consistent with the Victorian Department of Treasury 

and Finance.  

Table 5: Overarching parameters for the CBA 

Input Value 

Price base 2021 

Appraisal start date 1 Jan 2023 

Project appraisal period 20 years 

Appraisal end date 1 Jan 2043 

Discount rate 7% per annum 

Source: Frontier Economics 

As with any CBA, there are a number of uncertainties relating to the analysis. Sensitivity analysis 

was undertaken to analyse how the CBA results change if key parameters change. For this 

analysis, the following sensitivities were tested: 

• Low discount rate: 4% per annum 

• High discount rate: 10% discount rate 

• Low benefits: -50% on all valuation factors 

• High benefits: +50% on all valuation factors 

• Residual value for external shading and green cover  

 



PLANNING COMMITTEE MEETING 14 JUNE 2022 

 

Item 5.3 Appendix C   Page 272 

  

24 

Final Sustainability Planning Scheme Amendment – Cost-Benefit Analysis  

 

Frontier Economics 

 

: Base case costs and residual values 

Base case costs 

As previously stated, CBA is incremental in that it looks at additional costs and benefits over 

and above a “business as usual” scenario (the base case). For example, in this analysis for 

the RES-1 typology both the ESD Policy and non-ESD Policy base cases include a cost for a 

gas-fired central hot water system while the Sustainability Planning Scheme Amendment 

option includes a cost for an electric central hot water system. That is to say, there are 

differing upfront costs associated with different design responses and the analysis captures 

the incremental cost. The one design response which is treated differently is EV chargers, 

which form part of the Sustainability Planning Scheme Amendment option. Rather than 

assuming no EV chargers in the ESD Policy and non-ESD Policy base cases, the CBA assumes 

that EV chargers are retrofitted in the base case in 2030 – a point in the future when EV take 

up would be expected to be higher. 

Residual values 

As stated above, the project appraisal period is 20 years. This is intended to largely align with 

the useful life of the design responses in the Sustainability Planning Scheme Amendment 

option. It is understood that some elements may have longer useful lives. These can be 

captured in CBA through a residual value. The Department of Treasury and Finance’s 

Economic Evaluation states that residual value at the end of the appraisal period should be 

“the lower of (a) the replacement cost or (b) the present value of the future stream of net 

benefits at the arbitrary earlier end of the project.” Focussing on the two key cost items in a 

number of scenarios (external shading and green cover), these items do not have benefits 

that have been valued in the CBA. Hence, following the Department of Treasury and 

Finance’s guidance means that the residual value of external shading and green cover should 

be zero. To understand how sensitive the CBA is to this approach, a sensitivity scenario has 

been undertaken where external shading and green cover are assumed to have a 40 year 

useful life which results in 50% of their upfront cost being a residual value benefit at the end 

of the CBA appraisal period (as with all impacts this is then subjected to discounting to reach 

a present value). 

Source: Frontier Economics drawing on documents including Department of Treasury and Finance (2013), Economic 

Evaluation for Business Cases Technical guidelines. 
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3 Cost-Benefit Analysis Results 

3.1 Results – central scenarios 

The next step in the CBA process is to undertake an evaluation of the incremental economic, 

social, and environmental value of the options. The incremental future costs and benefits are 

discounted using a social discount rate to a ‘net present value’ (NPV) and and Benefit-Cost Ratios 

(BCRs) where: 

• NPV>0 and BCR>1 indicates that the option results in a net benefit to the community relative 

to the Base Case (i.e. incremental benefits of the option exceed incremental costs).  

• NPV = 0 and BCR=1 indicates that the incremental benefit of the option exactly equals its 

incremental costs.  

• NPV < 0 and BCR<1 indicates that the option results in a net cost to the community relative to 

the Base Case (i.e. incremental costs of the option exceed incremental benefits). 

The high-level results of the CBA are presented in Table 6 and Table 7. The overall finding from 

the CBA is that across the different typologies there are negative NPVs and BCRs less than one.  

In interpreting these results it is important to note that we were unable to quantify a number of 

benefits where the magnitude of these benefits is difficult to ascertain. This is particularly the 

case for benefits associated with the indoor environment quality (IEQ) and green infrastructure 

(GI) themes. In the sections below we undertake a break-even analysis to provide some guidance 

on the magnitude of potential benefits from these themes to produce a BCR of 1.  

When the costs and benefits from the IEQ and green infrastructure themes are removed from 

the CBA, the BCRs across typologies are close to or greater than 1. We show these BCRs in the 

bottom rows of Table 6 and Table 7 and throughout this results section.   

The NON-RES 1 typology under the ESD base case had the most favourable result with a BCR of 

0.64, or 1.41 when IEQ and GI themes are excluded.  The Non-RES 2 with ESD Policy base case 

has the lowest BCR (0.09) while RES 1 with ESD Policy base case has the lowest NPV (-$1.3m). For 

Non-RES 2 with ESD Policy base case this result is a combination of having low incremental 

benefits compared to the ESD Policy base case and also having high costs – with the Green Cover 

design response comprising $220k or 83% of total costs in this scenario. For RES 1 with ESD Policy 

base case there are also high costs (with the Green Cover and external shading design responses 

making up $1.4m or 61% of the cost). However, this scenario also has high benefits which total 

around $1m.  

Comparing the results for the same typology with an ESD Policy base case to the corresponding 

non-ESD Policy base case, the benefits are generally higher in the non-ESD Policy base case 

scenarios. This makes sense as in these scenarios the Sustainability Planning Scheme 

Amendment options provides a bigger increment in outcomes compared to the base case.  

However, this bigger increment also tends to come with a higher cost.  The overall impact is the 

BCRs for the non-ESD Policy base case are higher than the corresponding ESD Policy base case 

for 5 of the 7 typologies with two base cases tested.
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Table 6: Cost-benefit analysis results – ESD Policy base case 

Source: Frontier Economics 

 

  

Typology RES 1 NON-RES 1 RES 2 NON-RES 2 RES 3 NON-RES 3 RES 4 

TOTAL BENEFITS ($) 1,077,281 294,643 23,089 22,890 36,369 30,671 170,127 

TOTAL COSTS ($) 2,382,798 458,493 46,929 264,994 154,698 156,212 334,398 

NET PRESENT VALUES ($) -1,305,517 -163,850 - 23,840 - 242,104 - 118,329 - 125,541 - 164,271 

BENEFIT-COST RATIO 0.45 0.64 0.49 0.09 0.24 0.20 0.51 

BENEFIT-COST RATIO 

(IEQ AND GI EXCLUDED 

AS BENEFITS 

UNQUANTIFIED) 

1.15 1.41 0.80 0.85 0.84 2.55 1.09 
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Table 7: Cost-benefit analysis results – Non-ESD Policy base case 

Source: Frontier Economics 

 

 

 

Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 RES 5 

TOTAL BENEFITS ($) 1,182,124 470,315 32,179 65,061 41,877 52,911 142,610 7,646 

TOTAL COSTS ($) 2,451,244 945,133 97,072 364,096 146,298 202,220 255,213 20,086 

NET PRESENT 

VALUES ($) 
-1,269,121 -474,818 -64,893 -299,035 -104,421 -149,309 -112,603 -12,440 

BENEFIT-COST 

RATIO 
0.48 0.50 0.33 0.18 0.29 0.26 0.56 0.38 

BENEFIT-COST 

RATIO (IEQ AND GI 

EXCLUDED AS 

BENEFITS 

UNQUANTIFIED) 

1.11 1.94 1.01 1.24 1.28 0.93 0.75 0.75 
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Table 8 presents a breakdown of the NPVs by theme for the best and worst performing 

scenarios (in terms of the benefit-cost ratio) under the central case. A complete set of NPVs by 

theme are presented in Appendix  A. 

For the best performing scenario (NON-RES 1, ESD Policy), the Operational Energy, and 

sustainable transport themes have positive NPVs while the remaining themes have negative 

NPVs. The key cost streams relate to external shading and green cover. 

For the worst performing scenario (NON-RES 2, ESD Policy), Circular Economy has a positive NPV, 

the operational energy, Sustainable Transport and Indoor Environment Quality have a negative 

NPV and green infrastructure has a very negative NPV. The Green Cover cost is the driver of the 

very negative NPV for the green infrastructure theme. The key benefits in this scenario relate 

embodied carbon reduction. 

Table 8: Breakdown of Net Present Value by theme for best and worst performing scenarios (in 

dollars) 

Typology 

Best performing 

NON-RES 1, ESD Policy 

base case 

Worst performing 

NON-RES 2, ESD Policy 

base case 

OPERATIONAL ENERGY NPV 95,222 -314 

SUSTAINABLE TRANSPORT NPV 11,936 -9,537 

INTEGRATED WATER MANAGEMENT 

NPV 
- 15,000  

INDOOR ENVIRONMENT QUALITY 

(IEQ) NPV 
- 84,850 -18,800 

CIRCULAR ECONOMY NPV - 6,301 5,875 

GREEN INFRASTRUCTURE (GI) NPV - 164,856 -219,328 

 

3.2 Sensitivity results 

Sensitivity analysis looks at how results change with different key assumptions. Table 9 and 

Table 10 present the sensitivity results for the best and worst performing scenarios (from a 

benefit-cost ratio). A complete set of sensitivity results are presented in Appendix A. 

It is no surprise to see that the sensitivities with low discount rate and higher benefits improve 

the results. A low discount rate means that the benefits which accrue over time are less heavily 

discounted in the analysis, which makes the benefits look better when compared to costs which 

are incurred upfront. The high benefits simply inflate the valuation factors which also make the 

benefits look better when compared to the costs. The opposite effect occurs in the high discount 

rate and lower benefits. 
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Notably, for both the best and worst performing scenarios, interpretation of the results does not 

change in the different sensitivity analyses. That is to say, both have a negative NPV and BCR less 

than 1 in all the sensitivities. 

Table 9: Sensitivity results – best performing scenario (NON-RES 1, ESD Policy base case) 

 

4% 

discount 

rate 

10% 

discount 

rate 

Lower 

benefits -

50% 

Higher 

benefits 

+50% 

Residual 

values 

TOTAL BENEFITS ($) 392,144 234,160 154,362 434,925 303,425 

TOTAL COSTS ($) 512,383 424,191 372,029 544,956 458,493 

NET PRESENT VALUES ($) - 120,238  -190,031 - 217,667 -110,032 -155,068 

BENEFIT-COST RATIO 0.77 0.55 0.41 0.80 0.66 

BENEFIT-COST RATIO 

(IEQ & GI EXCLUDED) 
1.49 1.34 1.26 1.47 1.41 

 

Table 10: Sensitivity results – worst performing scenario (NON-RES 2, ESD Policy base case) 

 

4% 

discount 

rate 

10% 

discount 

rate 

Lower 

benefits -

50% 

Higher 

benefits 

+50% 

Residual 

values 

TOTAL BENEFITS ($) 33,205 16,932 12,165 33,616 31,994 

TOTAL COSTS ($) 265,036 264,967 264,929 265,059 264,994 

NET PRESENT VALUES ($) -231,831 -248,035 -252,764 -231,443 -233,000 

BENEFIT-COST RATIO 0.13 0.06 0.05 0.13 0.12 

BENEFIT-COST RATIO (IEQ 

& GI EXCLUDED) 
1.23 0.63 0.45 1.25 0.85 
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3.3 Break-even analysis 

As discussed above, reductions in urban heat leading to reduced urban-heat related disease 

burden is a potential benefit of the scenarios assessed as part of this CBA, and in particular for 

the IEQ and GI themes. Mitigating the range of damaging effects of the urban heat island effect is 

a rising policy and broader sustainability priority in Victoria and across Australia.  

While the urban heat island effect can negatively impact a range of outcomes valued by the 

community, arguably the most critical of these is the impact of soaring temperatures on human 

health. There is now strong scientific evidence that high temperatures and heatwaves are driving 

substantial costs on society by causing heat-related disease and death.  There are also direct 

financial costs to the health system associated with this impact, such as the cost of ambulance 

call-outs and emergency department treatments to address heat-related illness.  

This suggests there may be merit in exploring the potential for alternative building standards to 

contribute to limiting the UHI effect my promoting or mandating the use of materials that do not 

add to urban heat or can reduce ambient temperatures. As discussed in Box 4, if alternative 

building standards can drive reductions in peak temperatures on very hot days and during 

heatwaves, then this temperature reduction can be linked to reductions in heat-related deaths 

and reductions in costs to the health system. 

 

: Valuing the health benefits associated with a reduction in urban heat 

• The first step is to understand the extent to which alternative building designs, 

materials, or other urban typology interventions can drive reductions in peak urban 

temperatures on hot days and during heatwaves.  First it must be shown that this causal 

link exists, and then the magnitude of the impact must be measured.  

• The second step is to understand the relationship between each degree of temperature 

reduction on a very hot day, the prevalence of heat-related illness and death, and the 

assumed population characteristics of the intervention area (ie. in the community where 

the alternative urban typologies or building standards are applied) 

• If we can reasonably and robustly: 

1. assume that the urban typology intervention does drive reductions in temperature 

2. understand how much temperature reduction is likely 

3. assume that the surrounding population that experiences that temperature reduction is 

sufficiently large and sufficiently similar to the general population, then,  

we can link urban temperature reduction to reductions in heat-related illness and heat-

related death, and then can place a monetary value on the avoided deaths and on the 

avoided costs to the health system. 

Source: Frontier Economics 

 

3.3.1 Findings of our break-even analysis 

Given the availability of information, our analysis: 
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• assumes interventions are capable of driving down peak ambient temperature on very hot 

days and during heatwaves to a sufficient extent such that interventions can be causally linked 

to avoided heat-related deaths 

• only considers scenarios that are likely to affect the population most vulnerable to heat-

related illness and death – the elderly and the young  

• is based on larger scale residential scenarios only 

• assumes that, if scaled, the local population has the same age and disease burden 

characteristics as the general population  

• accounts for uncertainty of scenario design and typology impact – including a 50% additional 

buffer around scenario costs to ensure potentially additional costs of urban cooling are not 

excluded 

• calculates the total value of additional urban cooling benefits, including the avoided social cost 

of death and the avoided financial cost to the health system associated with ambulance call-

outs and emergency department treatments, required to achieve a BCR of 1 or NPV of zero for 

each scenario. This assumes all impacts are incremental to the base case 

As shown in Table 13, the break-even analysis indicates that changes under the IEQ and GI 

themes could deliver value to the community (i.e. incremental benefits outweigh incremental 

costs), if the investments assessed reduced the rate of urban-heat related deaths by between 

0.07 and 1.5 people over the modelling period (depending on the scenario assessed).  

Table 11: Results of breakeven analysis: Indicative incremental avoided deaths notionally 

required to reach a scenario BCR of 1 

Scenario 
Additional avoided deaths required over 20 year 

modelling period to achieve BCR of 111 

Monetised 

benefit12 

RES 1 - Inner Urban 

ESD Policy 
0.78 – 1.5 

$1,305,517 -  

$2,496,916 

RES 1 - Suburban 

Non-ESD Policy 
0.76 – 1.5 

$1,269,121 -  

$2,494,743 

RES 4 - Suburban ESD 

Policy 
0.10 – 0.2 

$164,271 – 

$331,471 

RES 4 - Suburban 

Non-ESD Policy 
0.07 – 0.14 

$112,603 -  

$240,210 

Source: Frontier Economics.  

 

11  Figures assume each avoided death is incremental to the base case and that the profile of avoided deaths is 

constant over the 20 year modelling period 

12  In $2020-21, discounted at 7% 
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However, it should be noted that this analysis does not purport to identify whether the 

scenarios assessed are likely to reduce the burden of urban heat related diseases to this 

extent.  

As discussed above, whether this outcome is achievable (i.e. whether the option could deliver 

value) will depend on a range of site-specific characteristics, such as the scale of the investment, 

the affected population – in some cases options may deliver a significant enough reduction in 

urban heat to deliver the required reduction in disease burden (and thus deliver benefit to the 

community), in others they may not. 

While further site-specific analysis is required to identify whether these projects can deliver 

significant urban-heat related benefits to the community, given our experience applying this 

framework to projects elsewhere, we note that: 

• These benefits are most likely to be realised in areas that already suffer from high 

temperatures – the UHI and the potential impact of alternative building materials or additional 

tree canopy for urban cooling is highly site specific and sensitive to microclimate, prevailing 

wind patterns, and a large range of other factors.  

• The analysis draws on previous studies that considered the combination of changes to urban 

building materials in combination with very large-scale planting of broad-leaf urban canopy to 

drive reductions in temperature, rather than just the impact of alternative urban typologies 

alone.  

• Benefits will only be realised at scale, for a number of key reasons: 

o Only very large developments are likely to be able to influence the ambient temperature – 

this cannot robustly be a consistent, ongoing impact attributed to a single (even large 

building). Sophisticated modelling can determine the extent to which quite a large 

development can reliably lower the peak temperature. 

o Benefits analysed rely on the statistical comparability of the local population assumed to 

benefit from (ie. live amongst) the alternative urban typologies/building standards and the 

general population both in terms of the age distribution and the burden of disease.  The 

benefits therefore can only be considered achievable at the scale of an entire community 

and not any individual building or cluster of buildings.   
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4 Conclusion 

4.1 Summary of key results 

A key finding of this CBA for the Sustainability Planning Scheme Amendment is that the 

quantified costs exceeded the quantified benefits across each typology. 

Importantly, the identified value of these options does not consider the broad range of 

unmonetised social and environmental impacts. Our breakeven analysis indicates that these 

projects may deliver value to the community (i.e. incremental benefits outweigh incremental 

costs) where sufficient scale is achieved.   

4.2 Lessons and potential next steps 

The key lessons from this project are: 

• Overall, the size of benefits (especially those related to reducing disease burden) are likely to 

be more achievable for larger projects (i.e. scale matters). While a 1.5 person reduction in 

disease burden per building may appear like a small change, in practice, given overall disease 

burden, achieving this reduction on a building by building approach may be difficult.  

• The size of the benefit in practice will be dependent on a range of site-specific characteristics, 

including population affected, urban temperature, whether there is pre-existing infrastructure 

(for example bicycle paths).  

• Dollar benefits are likely to be higher when a larger population is involved. The primary driver 

of the difference between the case study results is the number of people that they affect. 

• In considering which types of impacts to quantify, more effort should be expended on those 

impacts which are likely to be more significant given the circumstances of each case (e.g. 

urban heat effects in hot regions) and for which there is a sound evidence base. 

Importantly, this analysis has been undertaken for a range of indicative projects, rather than for 

individual projects with site-specific characteristics. In practice, the value of these options is likely 

to vary significantly depending on the specific intervention and its location. As such there is likely 

to be value in undertaking further, place-based analysis to identify the value of individual 

projects. In considering the development of individual projects, key lessons from this project 

would suggest there is benefit in: 

• Undertaking further research on the site-specific value of benefits. This could include site-

specific analysis of the change in outcomes or a site-specific study of the community’s 

willingness to pay for improvements in environmental and social outcomes (for example, the 

willingness to pay for improved biodiversity).  

• Broadening the scale of the project - i.e rather than undertake an assessment of a 

development by development basis, broaden the assessment to development-wide or 

precinct-wide if possible.  

• Focusing on areas where projects can make a large difference, for example, those where: 

o Urban heat is a large problem, so reductions in urban heat are likely to have a 

comparatively larger impact 
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o There is a large number vulnerable population (e.g. urban heat diseases impact the elderly 

and very young, and so reductions in urban heat diseases are most beneficial in areas with 

vulnerable populations) 

o There are constraints in the supply of services, such as energy, water and waste (e.g. there 

isn’t space for the next landfill, so deferring the need for the next landfill site is likely to be 

more beneficial, than in an area where there is significant space for landfill) 

• Identifying the distribution of costs and benefits, to aid in the funding of these investments. It 

is important to recognise that quantification of benefits does not equate to funding for those 

investments. While broader benefits may present opportunities to generate additional 

funding, such projects will not be dependent on securing such funding.  
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 A Detailed results 
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Net Present Value by theme 

Table 12: Breakdown of Net Present Value by theme – ESD Policy base case (in dollars) 

 

 

  

Typology Note RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 

OPERATIONAL ENERGY 

NPV 
 88,506 95,222 -9,548 -314 -16,026 9,809 23,187 

SUSTAINABLE 

TRANSPORT NPV 
 -37,841 11,936 1,149 -9,537 -1,230 4,265 6,060 

INTEGRATED WATER 

MANAGEMENT NPV 
 -44,799 -15,000   734 1,405 1,359 

INDOOR ENVIRONMENT 

QUALITY NPV  

(No benefits 

quantified) 
-929,187 -84,850 -17,904 -18,800 -1,910 -10,360 2,926 

CIRCULAR ECONOMY 

NPV 
 133,325 -6,301 2,463 5,875 9,662 3,159 -17,283 

GREEN INFRASTRUCTURE 

NPV  

(No benefits 

quantified) 
-515,520 -164,856  -219,328 -109,560 -133,820 -180,520 
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Table 13: Breakdown of Net Present Value by theme – Non-ESD Policy base case (in dollars) 

 

 

 

Typology Note RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 RES 5 

OPERATIONAL 

ENERGY NPV 
 109,704 118,864 -9,141 -5,004 -2,605 9,043 -8,508 -6,462 

SUSTAINABLE 

TRANSPORT NPV 
 -265,744 5,160 -1,466 -5,614 -976 -6,213 13,492 8 

INTEGRATED 

WATER 

MANAGEMENT 

NPV 

 -53,220 20,260 3,357 -5,499 2,967 -19,023 156  

INDOOR 

ENVIRONMENT 

QUALITY NPV 

(No 

benefits 

quantified) 

-929,187 -292,200 -19,808 -18,800 -1,910 -26,560 -24,674 -9,921 

CIRCULAR 

ECONOMY NPV 
 323,887 83,954 7,565 28,810 9,662 12,504 -51,030 3,935 

GREEN 

INFRASTRUCTURE 

NPV 

(No 

benefits 

quantified) 

-454,560 -410,856 -45,400 -292,928 -111,560 -119,060 -42,040 0 
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Sensitivity analysis 

Table 14:Cost-benefit results for low discount rate sensitivities – ESD Policy base case (in dollars) 

 

 

  

Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 

TOTAL BENEFITS 
                        

1,587,383  

                     

392,144  

                        

33,551  

                        

33,205  

                        

45,447  

                        

41,334  

                     

235,152  

TOTAL COSTS 
                        

2,502,678  

                     

512,383  

                        

46,929  

                     

265,036  

                     

154,698  

                     

159,192  

                     

355,324  

NET PRESENT 

VALUES 
-915,295  -120,238  -13,378  -231,831  -109,251  -117,857  -120,172  

BENEFIT-COST 

RATIO 

                                  

0.63  

                            

0.77  

                            

0.71  

                            

0.13  

                            

0.29  

                            

0.26  

                            

0.66  

BENEFIT-COST 

RATIO (IEQ & GI 

EXCLUDED) 

1.50 1.49 1.16 1.23 1.05 2.75 1.33 
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Table 15: Cost-benefit results for low discount rate sensitivities – Non-ESD Policy base case (in dollars) 

 

 

 

 

 

 

 

Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 RES 5 

TOTAL 

BENEFITS 

                        

1,644,524  

                     

590,136  

                        

40,311  

                        

65,074  

                        

53,658  

                        

65,723  

                     

192,559  

                          

7,495  

TOTAL COSTS 
                        

2,562,107  

                  

1,008,945  

                        

97,072  

                     

364,681  

                     

146,298  

                     

217,668  

                     

289,622  

                        

20,086  

NET PRESENT 

VALUES 
-917,583  -418,809  -56,761  -299,607  -92,640  -151,945  -97,062  -12,591  

BENEFIT-COST 

RATIO 

                                  

0.64  

                            

0.58  

                            

0.42  

                            

0.18  

                            

0.37  

                            

0.30  

                            

0.66  

                            

0.37  

BENEFIT-COST 

RATIO (IEQ & GI 

EXCLUDED) 

                                  

1.40  

                            

1.93  

                            

1.27  

                            

1.23  

                            

1.63  

                            

0.91  

                            

0.86  

                            

0.74  
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Table 16: Cost-benefit results for high discount rate sensitivities – ESD Policy base case (in dollars) 

 

 

 

 

 

  

Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 

TOTAL BENEFITS 780,960 234,160 17,056 16,932 26,356 24,288 131,398 

TOTAL COSTS 2,310,152 424,191 46,929 264,967 154,698 154,315 321,196 

NET PRESENT 

VALUES 
- 1,529,192 -190,031 -29,873 -248,035 -128,342 -130,027 -189,798 

BENEFIT-COST 

RATIO 
0.34 0.55 0.36 0.06 0.17 0.16 0.41 

BENEFIT-COST 

RATIO (IEQ & GI 

EXCLUDED) 

0.9 1.34 0.59 0.63 0.61 2.4 0.91 
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Table 17: Cost-benefit results for high discount rate sensitivities – Non-ESD Policy base case (in dollars) 

 

 

 

 

 

 

 

Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 RES 5 

TOTAL 

BENEFITS 

                 

914,800  

           

354,087  

             

23,424  

             

44,082  

             

30,347  

             

37,993  

           

112,154  

               

5,354  

TOTAL COSTS 
              

2,383,835  

           

905,070  

             

97,072  

           

363,767  

           

146,298  

           

193,259  

           

234,182  

             

20,086  

NET PRESENT 

VALUES 
-1,469,035  -550,983  -73,647  -319,685  -115,951  -155,266  -122,029  -14,732  

BENEFIT-COST 

RATIO 

                              

0.38  

                        

0.39  

                        

0.24  

                        

0.12  

                        

0.21  

                        

0.20  

                        

0.48  

                        

0.27  

BENEFIT-COST 

RATIO (IEQ & GI 

EXCLUDED) 

0.91 1.75 0.74 0.85 0.92 0.8 0.66 0.53 
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Table 18: Cost-benefit results for high benefits – ESD Policy base case (in dollars) 

 

 

 

 

 

  

Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 

TOTAL BENEFITS 
                 

1,375,906  

               

434,925  

                 

31,273  

                 

33,616  

                 

46,769  

                 

43,004  

               

238,823  

TOTAL COSTS 
                 

2,543,875  

               

544,956  

                 

46,929  

               

265,059  

               

154,698  

               

161,359  

               

365,972  

NET PRESENT 

VALUES 
-1,167,969  -110,032  -15,656  -231,443  -107,929  -118,355  -127,149  

BENEFIT-COST 

RATIO 

                                  

0.54  

                            

0.80  

                            

0.67  

                            

0.13  

                            

0.30  

                            

0.27  

                            

0.65  

BENEFIT-COST 

RATIO (IEQ & GI 

EXCLUDED) 

1.25 1.47 1.08 1.25 1.08 2.5 1.27 
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Table 19: Cost-benefit results for high benefits – Non-ESD Policy base case (in dollars) 

 

 

 

 

 

 

 

Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 RES 5 

TOTAL 

BENEFITS 

              

1,566,286  

           

647,680  

             

42,256  

             

74,303  

             

54,102  

             

64,862  

           

193,831  

               

8,374  

TOTAL COSTS 
              

2,601,722  

        

1,040,108  

             

97,072  

           

364,715  

           

146,298  

           

220,328  

           

302,634  

             

20,086  

NET PRESENT 

VALUES 
-1,035,436  -392,427  -54,816  -290,412  -92,196  -155,466  -108,803  -11,712  

BENEFIT-COST 

RATIO 

                                  

0.60  

                            

0.62  

                            

0.44  

                            

0.20  

                            

0.37  

                            

0.29  

                            

0.64  

                            

0.42  

BENEFIT-COST 

RATIO (IEQ & GI 

EXCLUDED) 

1.29 1.92 1.33 1.4 1.65 0.87 0.82 0.82 
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Table 20: Cost-benefit results for low benefits – ESD Policy base case (in dollars) 

 

 

 

 

 

  

Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 

TOTAL BENEFITS 
                    

778,655  

               

154,362  

                 

14,904  

                 

12,165  

                 

19,823  

                 

18,337  

               

101,431  

TOTAL COSTS 
                 

2,221,721  

               

372,029  

                 

46,929  

               

264,929  

               

154,698  

               

151,065  

               

302,825  

NET PRESENT 

VALUES 
-1,443,065  -217,667  -32,025  -252,764  -134,875  -132,728  -201,394  

BENEFIT-COST 

RATIO 

                                  

0.35  

                            

0.41  

                            

0.32  

                            

0.05  

                            

0.13  

                            

0.12  

                            

0.33  

BENEFIT-COST 

RATIO (IEQ & GI 

EXCLUDED) 

1.0 1.26 0.51 0.45 0.46 2.66 0.8 
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Table 21: Cost-benefit results for low benefits – Non-ESD Policy base case (in dollars) 

 

 

 

 

 

 

 

Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 RES 5 

TOTAL 

BENEFITS 

                    

797,962  

               

237,222  

                 

16,822  

                 

29,363  

                 

23,506  

                 

31,425  

                 

91,388  

                   

3,884  

TOTAL COSTS 
                 

2,300,767  

               

850,158  

                 

97,072  

               

363,477  

               

146,298  

               

184,113  

               

207,792  

                 

20,086  

NET PRESENT 

VALUES 
-1,502,805  -612,936  -80,250  -334,114  -122,792  -152,688  -116,403  -16,202  

BENEFIT-COST 

RATIO 

                                  

0.35  

                            

0.28  

                            

0.17  

                            

0.08  

                            

0.16  

                            

0.17  

                            

0.44  

                            

0.19  

BENEFIT-COST 

RATIO (IEQ & GI 

EXCLUDED) 

                                  

0.87  

                            

1.61  

                            

0.53  

                            

0.57  

                            

0.72  

                            

0.82  

                            

0.64  

                            

0.38  
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Table 22: Cost-benefit results for residual values – ESD Policy base case (in dollars) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 

TOTAL BENEFITS 
                 

1,132,234  

               

303,425  

                 

23,705  

                 

31,994  

                 

37,484  

                 

35,523  

               

177,028  

TOTAL COSTS 
                 

2,382,798  

               

458,493  

                 

46,929  

               

264,994  

               

154,698  

               

156,212  

               

334,398  

NET PRESENT 

VALUES 
-1,250,563  -155,068  -23,224  -233,000  -117,214  -120,689  -157,370  

BENEFIT-COST 

RATIO 

                                  

0.48  

                            

0.66  

                            

0.51  

                            

0.12  

                            

0.24  

                            

0.23  

                            

0.53  

BENEFIT-COST 

RATIO (IEQ & GI 

EXCLUDED) 

1.15 1.41 0.8 0.85 0.77 2.55 1.09 
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Table 23: Cost-benefit results for residual values – Non-ESD Policy base case (in dollars) 

 

 

 

 

 

Typology RES 1 NON-RES 1 RES2 NON-RES 2 RES 3 NON-RES 3 RES 4 

TOTAL BENEFITS 
                 

1,234,747  

               

468,564  

                 

31,890  

                 

63,750  

                 

43,069  

                 

53,051  

               

145,272  

TOTAL COSTS 
                 

2,451,244  

               

945,133  

                 

97,072  

               

364,096  

               

146,298  

               

202,220  

               

255,213  

NET PRESENT 

VALUES 
-1,216,497  -476,569  -65,182  -300,346  -103,229  -149,170  -109,941  

BENEFIT-COST 

RATIO 

                                  

0.50  

                            

0.50  

                            

0.33  

                            

0.18  

                            

0.29  

                            

0.26  

                            

0.57  

BENEFIT-COST 

RATIO (IEQ & GI 

EXCLUDED) 

                                  

1.11  

                            

1.83  

                            

0.93  

                            

0.99  

                            

1.18  

                            

0.85  

                            

0.75  
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 B More information on benefit valuation 
This appendix providers further information on our approach to valuing benefits in the CBA.  

Avoided GHG emissions 

Forecast emission intensity   

As discussed in section 2.4, to estimate the value of avoided GHG emissions we have applied a 

forecast of the emission intensity of the Victorian electricity grid. The emission intensity of the 

grid is expected to fall over time as more renewable energy enters the market.  

We have derived our forecasts from the Victorian Government’s Victorian Energy Upgrades (VEU) 

program.13 The VEU published forecast 10-year average emission intensity estimates. For 

example, the 10-year average emission intensity estimate for 2025 is 0.393 tonnes CO2-e/MWh. 

We have assumed this represents a reasonable point estimate for 2030. From 2030, we have 

assumed emission intensity tends towards zero in 2050 in line with the net zero commitment. 

Our forecast emission intensity is summarised in Figure 5 below. 

Figure 5: Forecast emission intensity (tCO2-e/MWh) 

 

Source: Frontier Economics, based on Victorian Government commitments. 

 

 

 

13  See, https://engage.vic.gov.au/victorian-energy-upgrades/targets, accessed 29 October 2021. 
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Reduction in energy use 

In valuing reduced energy consumption, it is sometimes considered that the value should be 

based on the reduction in retail electricity bills experienced by customers as a result of reduced 

consumption. However, this conflates economic benefits with distributional impacts. For 

instance, because many retail costs of energy are fixed (i.e. don’t vary with the volume of energy 

consumed), reducing these costs for some customers results in them being redistributed to other 

customers.  

Our approach to valuing benefits from reduced energy use is based on the estimated resource 

cost savings for society. These include: 

• variable costs avoided (estimated through wholesale market prices) and  

• reduced capacity needed in the long run for electricity and gas network infrastructure.  

Our approach is in line with guidance provided to the Australian Government for residential 

energy efficiency regulatory impact studies.14 

Wholesale market prices 

We have projected the wholesale electricity price will remain stable at $70/MWh ($0.07/kWh) as 

summarised Figure 6.  

Figure 6: Wholesale electricity price projection ($/MWh)  

 

Source: Frontier Economics 

Our forecast wholesale gas price is shown in Figure 7 below. Our forecast derives from the 

Australian Energy Market Operators (AEMO’s) 2022 Integrated System Plan (ISP). The ISP includes 

 

14   Houston Kemp, Residential Buildings Regulatory Impact Statement Methodology – Report to the Department of 

Environment and Energy, 6 April 2017, pp13-14. 
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a modelling assumptions workbook with generator fuel prices. We have applied prices for new 

combined cycle gas turbine (CCGT) generation in Victoria, as individual generator prices may 

reflect some view on their legacy contracts. We consider that CCGT is closer to the system profile 

for gas demand, compared to open cycle gas turbine (OCGT). 

Figure 7: Wholesale gas price projections ($/GJ) 

 

Source: AEMO, 2022 Integrated System Plan – Modelling assumptions workbook  

Network costs 

A reduction in energy use means that over the longer run investment in new generation capacity 

may be deferred or avoided. The change in costs as a consequence of small changes in electricity 

or gas consumption are known as the long run marginal costs (LRMC). LRMC is a forward-looking 

concept and amounts to a measure of the additional cost incurred as a result of a relatively small 

increase in output, assuming all factors of production are able to be varied. 

Estimates of LRMC are available for electricity network businesses in Victoria as part of their Tariff 

Structure Statements.15 We converted residential LRMC ($/kilowatt/pa) into a single rate LRMC by 

dividing by the number of hours in a year. This produced an estimate of around $0.01/kWh.   

For deferred gas network costs, we have adopted an estimate of $4.50/GJ based on a recent 

Consultation RIS undertaken by ACIL Allen. This estimate is based on forecast capital expenditure 

on augmentations in the most recent revenue determinations for each gas distributor and the 

forecast growth in demand from new connections.  

 

 

 

15  For example, see https://jemena.com.au/documents/electricity/2021-2026_tariff-structure-statement.aspx 
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Avoided health costs of electricity generation 

Electricity generation produces air pollution containing particulate matter, nitrogen oxides, 

sulphur dioxide, as well as other emissions. These can cause health problems such as respiratory 

illness and can also affect local economies. 

We estimated the health benefits of reduced coal and gas-fired electricity using the studies 

referred to by ACIL Allen in the Consultation RIS for the National Construction Code 202216. This 

resulted in avoided health damage costs of:  

• $2.58/MWh for coal-fired generation 

• $0.93/MWh for gas generation  

We applied a weighted average of these values reflecting the share of coal (67.7%) and gas fired 

(4.5%) electricity generation in Victoria in 2020 ($1.78/MWh), declining over time as the rate as 

emission intensity discussed above. 

Reduction in potable water use 

We have valued reductions in potable water use brought about by elevated ESD standards based 

on LRMC. LRMC represents the cost of changing the capacity of a water supply system by building 

a permanent new supply source (such as a dam or a desalination plant). Water utilities use LRMC 

to decide if a water conservation activity is cheaper or more expensive than the cost of building a 

permanent augmentation to the water supply system. The LRMC applied in our analysis 

($2,450/ML) is based on advice from Melbourne Water.  

Avoided landfill / increased recycling 

Estimates of reduced construction and demolition waste to landfill (tonnes) were multiplied by 

the full economic cost of landfill. To estimate the economic cost of landfill we: 

• Reviewed published landfill gate fees for commercial and industrial waste and determined an 

indicative fee of $250/tonne (we placed more weight on metro rates given this is where most 

volume would be generated) 

• Subtracted the current waste levy for industrial waste ($100/tonne) – average of metro and 

rural representing a financial transfer 

• Added an estimate of externality costs of landfill representing visual disamenity ($1/tonne)17 

• Subtracted an estimated recovery and processing cost for mixed concrete $43/tonne 

(including transport)18 

 

16  ACIL Allen, National Construction Code 2022 Consultation Regulation Impact Statement for a proposal to 

increase residential building energy efficiency requirements, 20 September 2021, pp 90-21 

https://acilallen.com.au/uploads/projects/377/ACILAllen_RISProposedNCC2022_2021.pdf 

17  This estimate derives from the BDA Group, The full cost of landfill disposal in Australia, July 2009, see: 

https://www.awe.gov.au/sites/default/files/documents/landfill-cost.pdf    

18  The estimate derives from Synergies Economic Consulting, Cost-benefit analysis of the implementation of 

landfill disposal bans in Queensland, November 2014, pp 27-29 https://www.synergies.com.au/wp-

content/uploads/2019/09/cost-benefit-analysis-landfill-disposal-bans.pdf 
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• Added an estimated value of recovered materials for mixed concrete of $18/tonne)19   

This approach provides an estimate of the avoided cost of landfill and value of recovered 

materials of $125/tonne. 

 

 

19  Ibid 
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 C Literature review 
 



PLANNING COMMITTEE MEETING 14 JUNE 2022 

 

Item 5.3 Appendix C   Page 302 

  
Final Sustainability Planning Scheme Amendment – Cost-Benefit Analysis  

 

Frontier Economics 

Table 24: Literature review 

Source Topic Key findings Location 

JONES, R. N., SYMONS, J. 

AND YOUNG, C. K. (2015) 

ASSESSING THE 

ECONOMIC VALUE OF 

GREEN INFRASTRUCTURE: 

GREEN PAPER. CLIMATE 

CHANGE WORKING PAPER 

NO. 24. VICTORIA 

INSTITUTE OF STRATEGIC 

ECONOMIC STUDIES, 

VICTORIA UNIVERSITY, 

MELBOURNE 

  

Defining Green 

Infrastructure 

Definitions of Green Infrastructure encompasses "blue" infrastructure, some 

definitions are linked to the functions of the Green infrastructure. 

Australia, 

Victoria 

Value of Green 

Infrastructure 

Non-use values are intangible values that have strong ethical component. They 

are important because once Green Infrastructure is removed, it is very hard to 

replace. 

Social benefits cover physical benefits (e.g. green infrastructure has been found 

to increase opportunities for recreation), social (e.g. green infrastructure has 

been found to reduce crime rates and improves patient recovery) and 

psychological and community-related benefits (e.g. green infrastructure has 

been found to enhance comfort). 

Australia, 

Victoria 

Economic 

monetisation: 

Overview of 

methods 

Some of the largest criticisms of individuals’ willingness to pay approaches have 

come from behavioural economics. When asking what people would pay to gain, 

or not to lose or to gain a particular thing, Kahneman and Tversky, 1979, found 

that people valued the loss of something about twice as much as they valued 

obtaining the same thing. This was developed into prospect theory which states 

that people make decisions based on the potential value of losses and gains 

rather than the final outcome, and that people evaluate these losses and gains 

using certain heuristics, or rules of thumb. 

Australia, 

Victoria 
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Economic 

monetisation: 

Applying these 

methods 

Existing studies can be used (transferred) to estimate the economic value of 

changes stemming from other programmes or policies. In conducting an 

economic valuation with a benefits transfer, it is important to find the most 

appropriate studies to use in the benefits transfer exercise. However, the 

technique can also misjudge values by a factor of over 100% if not carried out 

with care (Rosenberger and Stanley, 2006). 

Australia, 

Victoria 

SYMONS, J., JONES, R.N., 

YOUNG, C.K. AND 

RASMUSSEN, B. (2015) 

ASSESSING THE 

ECONOMIC VALUE OF 

GREEN INFRASTRUCTURE: 

LITERATURE REVIEW. 

CLIMATE CHANGE 

WORKING PAPER NO 23. 

VICTORIA INSTITUTE OF 

STRATEGIC ECONOMIC 

STUDIES, VICTORIA 

UNIVERSITY, MELBOURNE 

  

Defining Green 

Infrastructure 

There is no generally agreed definitions for Green Infrastructure. Some 

definitions are geared towards functionality of the Green Infrastructure and can 

be detailed to varying extents. 

Australia, 

Victoria 

Value of Green 

Infrastructure 

Identifies human well-being benefits as those arising from better access to green 

spaces increasing physical activity levels, increase in transport walking due land-

use mix, better mental health due to regular contact with nature, etc. 

Environmental benefits include reductions in the urban heat island effect, 

carbon sequestration/storage and avoided emissions, air quality improvement, 

water cycle modification, flow control and flood reduction and water quality 

improvement and protection of Biodiversity (species diversity and population 

viability; habitat and corridors). 

Australia, 

Victoria 

Economic 

monetisation: 

Applying these 

methods 

A more sophisticated approach called the transfer function approach where the 

results from one study are adapted and modified to make it more suitable to 

another situation – for example making adjustments for location or socio-

economic factors. However, the validity of the benefit transfer approach 

depends upon the rigour of the original study upon which it is based (ECOTEC, 

2008) and the suitability of the target area for the transfer. 

Australia, 

Victoria 
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BADIU, D., ET AL. (2019). 

"DISENTANGLING THE 

CONNECTIONS: A 

NETWORK ANALYSIS OF 

APPROACHES TO URBAN 

GREEN INFRASTRUCTURE" 

Defining Green 

Infrastructure 

Green Infrastructure definitions evolved over time from the concept of green 

spaces meant especially to improve the aesthetics of cities, before being 

associated with health and environmental benefits with the capacity to be 

connected and to provide several functions. Now, Green Infrastructure is part of 

larger concepts, such as ecosystem services and is a key element for providing a 

more healthier environment, for tackling challenges such as climate change, air 

pollution, water management and social injustice. The concepts associated with 

Green Infrastructure are determined by their relationship with society.  

Global 

WORLD HEALTH 

ORGANISATION (2016). 

"URBAN GREEN SPACES 

AND HEALTH: A REVIEW 

OF EVIDENCE" 

  

Defining Green 

Infrastructure 

There is no universally accepted definition of urban green space, with regard to 

its health and well‐being impacts. Urban green spaces may include places with 

‘natural surfaces’ or ‘natural settings’, but may also include specific types of 

urban greenery, such as street trees, and may also include ‘blue space’ which 

represents water elements ranging from ponds to coastal zones.  

Global 

Value of Green 

Infrastructure 

Green infrastructure can be associated with exposure to air pollutants, risk of 

allergies and asthma, exposure to pesticides and herbicides, exposure to disease 

vectors and zoonotic infections, accidental injuries, excessive exposure to UV 

radiation, vulnerability to crime. However, these detrimental effects are 

associated with poor maintenance of Green Infrastructure, and thus, can be 

reduced or prevented through proper planning, organisation and maintenance.  

 Global 

TRANSPORT FOR NEW 

SOUTH WALES (TFNSW). 

“COST BENEFIT ANALYSIS 

GUIDE”, (2019) 

Benefit 

valuation: 

Valuation is 

more than 

monetisation of 

outcomes 

Provides guidance on measuring benefits relating to active transport and 

environmental externalities.  

TfNSW publishes a set of economic parameters which reveals the estimated 

value of walking and cycling (in $/km) relating to various factors from accident 

cost to air pollution.  

Australia, 

NSW 
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NSW HEALTH. “GUIDE TO 

COST BENEFIT ANALYSIS 

OF HEALTH CAPITAL 

PROJECTS”, (2018) 

Benefit 

valuation: 

Valuation is 

more than 

monetisation of 

outcomes 

Prescribes guidance on measuring health benefits by service stream/scope and 

improvements in health outcomes, such as the use of the concept known as the 

disability-adjusted life year (DALY) to quantify health impact, as well as the 

valuing of health impact via reduced mortality or reduced morbidity.  

Australia, 

NSW 

NSW TREASURY. “GUIDE 

TO COST BENEFIT 

ANALYSIS”, (2017) 

Benefit 

valuation: 

Valuation is 

more than 

monetisation of 

outcomes 

Sector-specific guidance on cost benefit analysis exists for coastal management, 

energy efficiency and mining and coal seam gas proposals.  

Australia, 

NSW 

UNITED STATES 

ENVIRONMENTAL 

PROTECTION AGENCY 

ENVIROATLAS 18; URBAN 

ATLAS IN THE EUROPEAN 

UNION, 2011 

Defining Green 

Infrastructure 

A narrower approach defines Green Infrastructure as “all vegetated land, 

including agriculture, lawns, forests, wetlands, and gardens. Barren land and 

impervious surfaces such as concrete and asphalt are excluded.” This is similar 

to “public green areas used predominantly for recreation such as gardens, zoos, 

parks, and suburban natural areas and forests, or green areas bordered by 

urban areas that are managed or used for recreational purposes” 

USA 

GHOFRANI ET AL., “A 

COMPREHENSIVE REVIEW 

OF BLUE-GREEN 

INFRASTRUCTURE 

CONCEPTS”, (2017); 

HAMMER ET AL., “CITIES 

AND GREEN. GROWTH: A 

CONCEPTUAL 

FRAMEWORK”,  (2011) 

Defining Green 

Infrastructure 

Many sources consider Green Infrastructure in conjunction with Blue 

Infrastructure as an interconnected network of natural and designed landscapes. 

This includes waterways, wetlands, wildlife habitats greenways, parks, working 

farms, forests, which provide multiple functions. This definition is also extended 

in cases to include cemeteries, squares and plazas, and pathways and 

greenways. 

Australia 
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VICTORIA STATE 

GOVERNMENT. “A 

FRAMEWORK FOR PLACE-

BASED APPROACHES”, 

(2020) 

Economic 

monetisation 

methods: 

Economic 

monetisation 

The idea of a place-based understanding or approach is one that targets the 

specific circumstances of a place and engage local people as active participants 

in development and implementation, requiring government to share decision-

making. Place-based approaches can complement the bigger picture of services 

and infrastructure. They engage with issues and opportunities that are driven by 

complex, intersecting local factors and require a cross-sectoral or long-term 

response. 

Australia, 

Victoria 

INFRASTRUCTURE 

AUSTRALIA. “PLANNING 

LIVEABLE CITIES”, (2018) 

Economic 

monetisation 

methods: 

Economic 

monetisation 

Cities require a greater focus on the holistic needs of communities and places, 

rather than on the services provided by individual sectors. This is particularly 

true in precincts where growth is occurring rapidly. Governments should 

therefore develop ‘place-based’ planning frameworks to ensure that the full 

range of infrastructure communities require, across sectors, is considered when 

planning for growth. 

Australia 

LOOMIS, J., (2011) 

“WHAT'S TO KNOW 

ABOUT HYPOTHETICAL 

BIAS IN STATED 

PREFERENCE VALUATION 

STUDIES?” JOURNAL OF 

ECONOMIC SURVEYS, 25, 

363-370 

Economic 

monetisation: 

Overview of 

methods  

Stated and revealed preferences methods may work in market-like situations, 

but they cannot readily be extended to public goods, where the gain/loss bias 

increases up to 3:1.  

General 
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GSOTTBAUER AND VAN 

DEN BERGH, 

“ENVIRONMENTAL POLICY 

THEORY GIVEN BOUNDED 

RATIONALITY AND 

OTHER-REGARDING 

PREFERENCES”, (2011) 

Economic 

monetisation: 

Overview of 

methods  

Provides a useful and comprehensive survey of behavioural economics and 

environmental regulation summarising many of these issues. One study that 

asked people for their willingness to pay for services in urban green spaces and 

also asked for their perceived gains in wellbeing found that the results were 

mutually consistent (Dallimer et al., 2014), suggesting that such methods can be 

reliable when assessing personal benefit. 

General 

GILES-CORTI, B., ET AL. 

(2005). "INCREASING 

WALKING: HOW 

IMPORTANT IS DISTANCE 

TO, ATTRACTIVENESS, 

AND SIZE OF PUBLIC OPEN 

SPACE?" AMERICAN 

JOURNAL OF PREVENTIVE 

MEDICINE 28(2): 169-176.  

Improved 

natural 

environments 

and active 

recreation 

Found that access to proximate and large public open space with attractive 

attributes such as trees, water features and bird life is associated with higher 

levels of walking. 

Individuals with ‘very good access’ to public open space were 2.05 times as likely 

to use than those with very poor access. 

Those who used POS were 2.66x as likely to achieve recommended levels of 

physical activity (30min for 5 days). 

While accessibility was not significantly associated with achieving overall 

sufficient levels of activity, those with very good access to attractive and large 

public open space were 1.24-1.5 times more likely to achieve high levels of 

walking. 

Australia, 

WA, Perth 
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Frontier Economics 

BALL, K., ET AL. (2001). 

"PERCEIVED 

ENVIRONMENTAL 

AESTHETICS AND 

CONVENIENCE AND 

COMPANY ARE 

ASSOCIATED WITH 

WALKING FOR EXERCISE 

AMONG AUSTRALIAN 

ADULTS." PREVENTIVE 

MEDICINE 33(5): 434-440.  

Improved 

natural 

environments 

and physical 

activity 

Those reporting a moderately aesthetic environment were 16% less likely, and 

those reporting a low aesthetic environment were 41% less likely to walk for 

exercise relative to high aesthetic. 

Similarly – for moderately convenient 16% less likely and low convenience were 

36% less likely to walk for exercise 

Australia, 

NSW 

GRIGSBY-TOUSSAINT, D. 

S., ET AL. (2011). "WHERE 

THEY LIVE, HOW THEY 

PLAY: NEIGHBORHOOD 

GREENNESS AND 

OUTDOOR PHYSICAL 

ACTIVITY AMONG 

PRESCHOOLERS." 

INTERNATIONAL JOURNAL 

OF HEALTH GEOGRAPHICS 

10(1): 66. 

Improved 

natural 

environments 

and physical 

activity 

Higher levels of neighbourhood greenness as measured by the Normalized 

Difference Vegetation Index (NDVI) was associated with higher levels of outdoor 

playing time among preschool-aged children in our sample. Specifically, a one 

unit increase in neighbourhood greenness increased a child's outdoor playing 

time by approximately 3 minutes. 

USA, 

Chicago, 

Illinois 
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Frontier Economics 

BARTON, J. AND M. 

ROGERSON (2017). "THE 

IMPORTANCE OF 

GREENSPACE FOR MENTAL 

HEALTH." BJPSYCH. 

INTERNATIONAL 14(4): 79-

81. 

Physical activity 

and health 

outcomes 

Incorporating green spaces into building architecture, healthcare facilities, social 

care settings, homes and communities will encourage physical activity (PA), 

which may lead to greater social interaction and wellbeing.  

Extra weekly use of the natural environment for PA reduces the risk of poor 

mental health by 6% 

United 

Kingdom 

ZAPATA-DIOMEDI, B., ET 

AL. (2018). "A METHOD 

FOR THE INCLUSION OF 

PHYSICAL ACTIVITY-

RELATED HEALTH 

BENEFITS IN COST-

BENEFIT ANALYSIS OF 

BUILT ENVIRONMENT 

INITIATIVES." PREVENTIVE 

MEDICINE 106: 224-230. 

Physical activity 

and health 

outcomes 

Health outcomes 

and economic 

outcomes 

They estimated the change in population level of PA attributable to a change in 

the environment due to the intervention. Then, changes in population levels of 

PA were translated into monetary values. 

Improvements in neighbourhood environments conferred estimated annual 

physical activity related health benefit worth up to $70 per person. 

Improving neighbourhood walkability was estimated to be worth up to $30 and 

improvements in sidewalk availability up to $22 per adult resident.  

Value of physical activity health related benefits of walking and cycling is $0.98 

and $0.62 per kilometre respectively.  

Australia
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Frontier Economics 

MARSELLE, M. R., ET AL. 

(2013). "WALKING FOR 

WELL-BEING: ARE GROUP 

WALKS IN CERTAIN TYPES 

OF NATURAL 

ENVIRONMENTS BETTER 

FOR WELL-BEING THAN 

GROUP WALKS IN URBAN 

ENVIRONMENTS?" 

INTERNATIONAL JOURNAL 

OF ENVIRONMENTAL 

RESEARCH AND PUBLIC 

HEALTH 10(11): 5603-5628. 

Exposure to 

green space and 

mental health 

outcomes 

Walking participants who frequently attended in green corridor spaces (-2.81) 

recorded significantly lower stress scores than those who walked in urban space.

  

England

  

BERMAN, M. G., ET AL. 

(2012). "INTERACTING 

WITH NATURE IMPROVES 

COGNITION AND AFFECT 

FOR INDIVIDUALS WITH 

DEPRESSION." JOURNAL 

OF AFFECTIVE DISORDERS 

140(3): 300-305. 

Exposure to 

green space and 

mental health 

outcomes 

Working-memory capacity and positive affect improved to a greater extent after 

the nature walk relative to the urban walk. Interestingly, these effects were not 

correlated, suggesting separable mechanisms. 

USA, 

Michigan 

GILL, S. E., ET AL. (2007). 

"ADAPTING CITIES FOR 

CLIMATE CHANGE: THE 

ROLE OF THE GREEN 

INFRASTRUCTURE." BUILT 

ENVIRONMENT 33(1): 115-

133. 

Improved 

natural 

environments 

and UHI effect 

The magnitude of the urban heat island effect can vary across time and space as 

a result of meteorological, locational and urban characteristics. 
Global 
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Frontier Economics 

NGIA (2012). MITIGATING 

EXTREME SUMMER 

TEMPERATURES WITH 

VEGETATION, NURSERY 

PAPERS 5, NURSERY AND 

GARDEN INDUSTRY 

AUSTRALIA. AVAILABLE 

AT: 

<HTTPS://WWW.NGIA.CO

M.AU/ATTACHMENT?ACTI

ON=DOWNLOAD&ATTACH

MENT_ID=1451> 

Improved 

natural 

environments 

and UHI effect 

Suburban areas are predicted to be around 0.5 degrees Celsius (C) cooler than 

the CBD, while a relatively leafy suburban area may be around 0.7 degrees C 

cooler than the CBD.  

A parkland (such as grassland, shrub-land and sparse forest) or rural area may 

be around 1.5 to 2 degrees C cooler than the CBD. 

Doubling the CBD vegetation coverage may reduce 0.3 degrees C ASDM 

temperature. 

Australia, 

VIC, 

Melbourne 

ADAMS, M. P. AND P. L. 

SMITH (2014). "A 

SYSTEMATIC APPROACH 

TO MODEL THE 

INFLUENCE OF THE TYPE 

AND DENSITY OF 

VEGETATION COVER ON 

URBAN HEAT USING 

REMOTE SENSING." 

LANDSCAPE AND URBAN 

PLANNING 132: 47-54. 

Improved 

natural 

environments 

and UHI effect 

Found that overall, increasing tree cover reduces average surface temperatures 

more dramatically than mixed vegetation cover. 

In a combined model of vegetation and other environmental factors, increase in 

1 foliage projection cover (% of area covered by trees) decreases LST by 0.113 

degrees C.  

Australia, 

NSW, 

Sydney 
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Frontier Economics 

CRCWSC (2016), IMPACTS 

OF WATER SENSITIVE 

URBAN DESIGN 

SOLUTIONS ON HUMAN 

THERMAL COMFORT, 

<HTTPS://WATERSENSITIV

ECITIES.ORG.AU/WP-

CONTENT/UPLOADS/2016/

07/TMR_B3-

1_WSUD_THERMAL_COMF

ORT_NO2.PDF> 

Improved 

natural 

environments 

and UHI effect 

Research found trees can lower the Urban Thermal Climate Index by up to 10 

degrees C reducing heat stress from ‘very strong’ to ‘strong’. 
Australia 

SUSCA, T., ET AL. (2011). 

"POSITIVE EFFECTS OF 

VEGETATION: URBAN 

HEAT ISLAND AND GREEN 

ROOFS." 

ENVIRONMENTAL 

POLLUTION 159(8-9): 2119-

2126. 

Improved 

natural 

environments 

and UHI effect 

The study monitored the urban heat island in four areas of New York City and 

found an average of 2 degrees C difference of temperatures between the most 

and the least vegetated areas, ascribable to the substitution of vegetation with 

man-made building materials. 

United 

States, New 

York City 
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Frontier Economics 

BOWLER, D. E., ET AL. 

(2010). "URBAN GREENING 

TO COOL TOWNS AND 

CITIES: A SYSTEMATIC 

REVIEW OF THE 

EMPIRICAL EVIDENCE." 

LANDSCAPE AND URBAN 

PLANNING 97(3): 147-155.. 

Improved 

natural 

environments 

and UHI effect 

The average temperature reduction in the day was 0.94 degrees C between the 

urban temperature and the park temperature. 

Spain, Italy, 

Mexico, 

Japan, 

Taiwan, 

Singapore, 

Sweden, 

Botswana, 

USA, 

Germany, 

Israel, 

Russia, 

Canada, UK 

and Greece 

OLIVEIRA, S., ET AL. (2011). 

"THE COOLING EFFECT OF 

GREEN SPACES AS A 

CONTRIBUTION TO THE 

MITIGATION OF URBAN 

HEAT: A CASE STUDY IN 

LISBON." BUILDING AND 

ENVIRONMENT 46(11): 

2186-2194. 

Improved 

natural 

environments 

and UHI effect 

Park cool island (PCI) effect was a median 1.5 degrees C difference between the 

surrounding atmospheric environment and the garden (ranging from 1 - 2.6 

degrees C). 

Portugal, 

Lisbon 
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Frontier Economics 

VOELKER, S., ET AL. (2013). 

"EVIDENCE FOR THE 

TEMPERATURE-

MITIGATING CAPACITY OF 

URBAN BLUE SPACE—A 

HEALTH GEOGRAPHIC 

PERSPECTIVE." 

ERDKUNDE: 355-371. 

Improved 

natural 

environments 

and UHI effect 

Concluded that the bluespaces studied could provide a cooling effect of 2.5 K on 

average. 

Wetlands showed the strongest effect (∆T=5.2 K, min=4.8 K, max=5.6 K, n=2) and 

ponds the least (∆T=1.6 K, min=0.4 K, max=4.7 K, n=6). Rivers showed a ∆T of 2.1 

K (min=0.6 K, max=4 K, n=8), the unspecified urban blue space type “water” 2.5 K 

(min=0.5 K, max=3.4 K, n=5). 

Portugal, 

Japan, 

Germany, 

China, 

Canada 

SUN, R. AND L. CHEN 

(2017). "EFFECTS OF 

GREEN SPACE DYNAMICS 

ON URBAN HEAT 

ISLANDS: MITIGATION 

AND DIVERSIFICATION." 

ECOSYSTEM SERVICES 23: 

38-46. 

Improved 

natural 

environments 

and UHI effect 

When there was green expansion minor decreases in LST were recorded at -

1.11degrees C to -0.67 degrees C. Major increases in LST were recorded in areas 

of green loss (1.64-2.21degrees C) 

China, 

Beijing 

GILL, S. E., ET AL. (2007). 

"ADAPTING CITIES FOR 

CLIMATE CHANGE: THE 

ROLE OF THE GREEN 

INFRASTRUCTURE." BUILT 

ENVIRONMENT 33(1): 115-

133. 

Improved 

natural 

environments 

and UHI effect 

Using the conurbation of Greater Manchester, investigation found that green 

infrastructure, specifically green rooftops, reduced surface temperature by 6.6 

degrees between 1961-1990, making it an effective strategy to keep surface 

temperatures below the baseline level. Less vegetated surface areas will 

decrease evaporative cooling, whilst an increase in vegetative surface sealing 

results in increased surface runoff. 

United 

Kingdom 
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Frontier Economics 

ADAMS, M. P. AND P. L. 

SMITH (2014). "A 

SYSTEMATIC APPROACH 

TO MODEL THE 

INFLUENCE OF THE TYPE 

AND DENSITY OF 

VEGETATION COVER ON 

URBAN HEAT USING 

REMOTE SENSING." 

LANDSCAPE AND URBAN 

PLANNING 132: 47-54. 

Improved 

natural 

environments 

and UHI effect 

Increasing tree covers reduces average surface temperature significantly more 

than mixed vegetation cover. If an area with no vegetation was to be replaced by 

a typical parkland, land surface temperature would be reduced by 3.48 degrees 

C 

Australia

 , 

Sydney 
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Frontier Economics 

NSW OFFICE OF 

ENVIRONMENT AND 

HERITAGE (2015). URBAN 

GREEN COVER IN NSW: 

TECHNICAL GUIDELINES, 

NSW GOVERNMENT. 

AVAILABLE AT: 

<HTTPS://CLIMATECHANG

E.ENVIRONMENT.NSW.GO

V.AU/-

/MEDIA/NARCLIM/FILES/S

ECTION-4-PDFS/URBAN-

GREEN-COVER-

TECHNICAL-

GUIDELINES.PDF?LA=EN&

HASH=C7FCADABE417DD2

DF67461F067463054D9408

E2F> 

Improved 

natural 

environments 

and UHI effect 

Dark, impervious surfaces can absorb solar energy, causing the temperature of 

the city to rise as much as 10-20 degrees C higher than surrounding air 

temperatures. Every 10% increase in tree cover can reduce land surface 

temperatures by more than 1 degree Celsius. This means that a 14% increase in 

tree cover would offset this thermal loading effect 

Australia, 

NSW 
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Frontier Economics 

LOUGHNAN, M. E., ET AL. 

(2010). "THE EFFECTS OF 

SUMMER TEMPERATURE, 

AGE AND 

SOCIOECONOMIC 

CIRCUMSTANCE ON 

ACUTE MYOCARDIAL 

INFARCTION ADMISSIONS 

IN MELBOURNE, 

AUSTRALIA." 

INTERNATIONAL JOURNAL 

OF HEALTH GEOGRAPHICS 

9(1): 41. 

UHI effect and 

health outcomes 

Positive association between AMI admission to hospital and age and 

socioeconomic inequality.  

Residents from highest or lowest socioeconomic standing more likely to be 

admitted for AMI; younger people most likely to be admitted. 

Australia, 

Melbourne 
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Frontier Economics 

PHUNG, D., ET AL. (2016). 

"AMBIENT TEMPERATURE 

AND RISK OF 

CARDIOVASCULAR 

HOSPITALIZATION: AN 

UPDATED SYSTEMATIC 

REVIEW AND META-

ANALYSIS." SCIENCE OF 

THE TOTAL 

ENVIRONMENT 550: 1084-

1102. 

UHI effect and 

health outcomes 

The pooled results suggest that for a change in temperature condition, the risk 

of cardiovascular hospitalization increased 2.8% for cold exposure, 2.2% for 

heatwave exposure, and 0.7% for an increase in diurnal temperature. No 

association was observed for heat exposure. 

Effects did change when incorporating variation of effect sizes: 7.8% for cold 

exposure, 1% for heat exposure, 6.1% for heatwave exposure, and 1.5% for an 

increase in diurnal temperature. 

Germany, 

South Korea, 

Greece, UK, 

Taiwan, 

Australia, 

China, 

Portugal, 

Japan, USA, 

Vietnam, 

Mozambiqu

e, Czech 

Republic, 

Denmark, 

Thailand, 

Italy, 

Lithuania, 

Slovenia, 

France and 

Russia 
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Frontier Economics 

MUELLER, N., ET AL. 

(2016). "URBAN AND 

TRANSPORT PLANNING 

RELATED EXPOSURES AND 

MORTALITY: A HEALTH 

IMPACT ASSESSMENT FOR 

CITIES." ENVIRONMENTAL 

HEALTH PERSPECTIVES 

125(1): 89-96. 

UHI effect and 

health outcomes 

Reducing heat by 4 degrees prevents 376 deaths, increasing life expectancy by 

34 days. 

Barcelona, 

Spain 

YE, X., ET AL. (2011). 

"AMBIENT TEMPERATURE 

AND MORBIDITY: A 

REVIEW OF 

EPIDEMIOLOGICAL 

EVIDENCE." 

ENVIRONMENTAL HEALTH 

PERSPECTIVES 120(1): 19-

28. 

UHI effect and 

health outcomes 

The majority of studies reported a significant relationship between ambient 

temperature and total or cause-specific morbidities. However, there were some 

inconsistencies in the direction and magnitude of nonlinear lag effects. 

The majority of studies reported detrimental effects of heat on the same day or 

up to the following 3 days. 

USA, 

Canada, 

Japan, 

Taiwan, 

Australia, 

Greece, 

Spain, South 

Korea, UK, 

Switzerland 

and Italy 
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Frontier Economics 

XU, Z., ET AL. (2012). 

"IMPACT OF AMBIENT 

TEMPERATURE ON 

CHILDREN'S HEALTH: A 

SYSTEMATIC REVIEW." 

ENVIRONMENTAL 

RESEARCH 117: 120-131. 

UHI effect and 

health outcomes 

The existing literature indicates that very young children, especially children 

under one year of age, are particularly vulnerable to heat-related deaths. Hot 

and cold temperatures mainly affect cases of infectious diseases among 

children, including gastrointestinal diseases and respiratory diseases. 

Pediatric allergic diseases, like eczema, are also sensitive to temperature 

extremes. During heat waves, the incidences of renal disease, fever and 

electrolyte imbalance among children increase significantly. 

Peru, Malta, 

Japan, 

Germany, 

UK, 

Bangladesh, 

Burkina 

Faso, 

Australia, 

Spain, 

Greece, 

Taiwan, USA, 

Cameroon 

and 

Singapore

  

CENTER FOR DISEASE 

CONTROL AND 

PREVENTION (2006), HEAT 

ISLAND IMPACTS, VIEWED 

JANUARY 2018, 

<HTTPS://WWW.EPA.GOV/

HEAT-ISLANDS/HEAT-

ISLAND-IMPACTS#3> 

UHI effect and 

health outcomes 

Estimates that from 1979–2003, excessive heat exposure contributed to more 

than 8,000 premature deaths in the United States 

United 

States 
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Frontier Economics 

KABISCH, N., ET AL. (2017). 

"THE HEALTH BENEFITS OF 

NATURE-BASED 

SOLUTIONS TO 

URBANIZATION 

CHALLENGES FOR 

CHILDREN AND THE 

ELDERLY–A SYSTEMATIC 

REVIEW." 

ENVIRONMENTAL 

RESEARCH 159: 362-373. 

UHI effect and 

health outcomes 

Kabisch, van den Bosch and Lafortezza (2017) found that urban trees and other 

vegetation provides cooling through shade and evaportranspiration, which 

reduce the impact of the UHI on hot summer days 

Global 

KJELLSTROM, T. AND H. J. 

WEAVER (2009). "CLIMATE 

CHANGE AND HEALTH: 

IMPACTS, VULNERABILITY, 

ADAPTATION AND 

MITIGATION." NEW 

SOUTH WALES PUBLIC 

HEALTH BULLETIN 20(2): 

5-9. 

UHI effect and 

health outcomes 

Heat island effect contributes to greater heat exposure, which is positively 

associated with morbidity and mortality; mortality increases at temperatures 

above 28 degrees C, particularly amongst people 65+ years. 

Australia, 

ACT 
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Frontier Economics 

PERČIČ, S., ET AL. (2018). 

"NUMBER OF HEAT WAVE 

DEATHS BY DIAGNOSIS, 

SEX, AGE GROUPS, AND 

AREA, IN SLOVENIA, 2015 

VS. 2003." 

INTERNATIONAL JOURNAL 

OF ENVIRONMENTAL 

RESEARCH AND PUBLIC 

HEALTH 15(1): 173. 

UHI effect and 

health outcomes 

People over 75 years and those with pre-existing acute circulatory diseases are 

most heavily impacted by heatwave. 

Risk factors of hypertension include being overweight and sedentary lifestyle.  

Older people with physiological cardiovascular impairment are more sensitive to 

heat waves 

Slovenia 

SMITH, K. R. AND P. J. 

ROEBBER (2011). "GREEN 

ROOF MITIGATION 

POTENTIAL FOR A PROXY 

FUTURE CLIMATE 

SCENARIO IN CHICAGO, 

ILLINOIS." JOURNAL OF 

APPLIED METEOROLOGY 

AND CLIMATOLOGY 50(3): 

507-522. 

UHI effect and 

urban 

environments 

Widespread adoption of vegetated roofs could reduce localised temperatures up 

to 3 degrees C, but the effect is similar to other technologies (e.g. white roofs). 

The green roof approach also has several limitations including that the reduced 

temperature reduces natural circulation at the warmest times. Though this could 

reduce pollutants in the city, it also reduces natural cooling. 

USA 

ZANDER, K. K., ET AL. 

(2015). "HEAT STRESS 

CAUSES SUBSTANTIAL 

LABOUR PRODUCTIVITY 

LOSS IN AUSTRALIA." 

NATURE CLIMATE CHANGE 

5(7): 647. 

Health outcomes 

and economic 

outcomes 

Estimated productivity may decrease by 11-27% in hot regions by 2080, and by 

20% globally in hot months by 2050.  

Annual economic burden estimated to be US$6.2b for Australian workforce. 

Australia 
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Frontier Economics 

KJELLSTROM, T. AND H. J. 

WEAVER (2009). "CLIMATE 

CHANGE AND HEALTH: 

IMPACTS, VULNERABILITY, 

ADAPTATION AND 

MITIGATION." NEW 

SOUTH WALES PUBLIC 

HEALTH BULLETIN 20(2): 

5-9. 

Health outcomes 

and economic 

outcomes 

Positive association between direct heat exposure and labourer’s ability to carry 

out physical work, increased absenteeism and reduced labour productivity 

Australia, 

ACT 

GREEN BELT (2015). THE 

IMPACT OF GREEN SPACE 

ON HEAT AND AIR 

POLLUTION IN URBAN 

COMMUNITIES: A META-

NARRATIVE SYSTEMATIC 

REVIEW. THE DAVID 

SUZUKI FOUNDATION. 

AVAILABLE AT: 

<HTTPS://DAVIDSUZUKI.O

RG/WP-

CONTENT/UPLOADS/2017/

09/IMPACT-GREEN-SPACE-

HEAT-AIR-POLLUTION-

URBAN-

COMMUNITIES.PDF> 

Improved 

natural 

environments 

and UHI effect 

Improved 

natural 

environments 

and air quality 

Among the identified studies on green space and air pollution, 92% reported 

pollution mitigating effects, Among studies on heat mitigation, 98% reported 

urban cooling effects associated with green space  

USA, China, 

Japan, UK, 

Italy, 

Greece, 

Germany, 

Canada  
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Frontier Economics 

VAN DEN BOSCH, M. AND 

Å. O. SANG (2017). 

"URBAN NATURAL 

ENVIRONMENTS AS 

NATURE-BASED 

SOLUTIONS FOR 

IMPROVED PUBLIC 

HEALTH–A SYSTEMATIC 

REVIEW OF REVIEWS." 

ENVIRONMENTAL 

RESEARCH 158: 373-384. 

Improved 

natural 

environments 

and all health 

risk factors 

All health risk 

factors and 

health outcomes 

Increase in natural green space accessibility strongly associated with increased 

physical activity, with greatest benefit being reduced cardio-vascular disease 

(CVD) risk and related mortality. Inconclusive association between obesity as an 

outcome of physical inactivity but strong evidence of association between 

obesity and CVD, and obesity and mental disorders. Strong association between 

physical activity and reduced levels of anger and sadness. 

Association between excess heat and disease susceptibility due to reduced 

‘adaptation capacity of human thermoregulation’ (may exacerbate existing 

chronic conditions).  

Moderate to strong evidence of positive association between green space and 

all-cause mortality  

Global 

OFFICE OF BEST PRACTICE 

REGULATION (2014). BEST 

PRACTICE REGULATION 

GUIDANCE NOTE VALUE 

OF STATISTICAL LIFE. 

AUSTRALIAN 

GOVERNMENT 

DEPARTMENT OF THE 

PRIME MINISTER AND 

CABINET. AVAILABLE AT: 

<HTTPS://WWW.PMC.GOV.

AU/SITES/DEFAULT/FILES/

PUBLICATIONS/VALUE_OF

_STATISTICAL_LIFE_GUIDA

NCE_NOTE.PDF > 

Health outcomes 

and economic 

outcomes 

WTP method is most appropriate for measuring the value of statistical life 

(reductions in the risk of physical harm). WTP involves identifying how much a 

consumer would pay for products that reduce/mitigate the risk of death or 

serious injury 

Global 



PLANNING COMMITTEE MEETING 14 JUNE 2022 

 

Item 5.3 Appendix C   Page 325 

  
Final Sustainability Planning Scheme Amendment – Cost-Benefit Analysis  

 

Frontier Economics 

ABELSON, P. (2008). 

ESTABLISHING A 

MONETARY VALUE FOR 

LIVES SAVED: ISSUES AND 

CONTROVERSIES. OFFICE 

OF BEST PRACTICE 

REGULATION. AVAILABLE 

AT: 

<HTTPS://WWW.PMC.GOV.

AU/SITES/DEFAULT/FILES/

PUBLICATIONS/WORKING

_PAPER_2_PETER_ABELSON

.PDF> 

Health outcomes 

and economic 

outcomes 

VSL from studies ranged from A$3m to A$15m. Paper suggests that public 

agencies in Australia adopt a VSL of $3.5m for avoiding an immediate death of a 

healthy individual in middle age (about 50) or younger; a constant VLY of $151 

000 which is independent of age; and age-specific VSLS for older persons equal 

to the present value of future VLYs of $151,000 discounted by 3% per annum. 

Australia 

ACCESS ECONOMICS 

(2007). THE HEALTH OF 

NATIONS: THE VALUE OF 

STATISTICAL LIFE. 

AUSTRALIAN SAFETY AND 

COMPENSATION 

COUNCIL. AVAILABLE AT: 

<HTTPS://WWW.SAFEWOR

KAUSTRALIA.GOV.AU/SYST

EM/FILES/DOCUMENTS/17

02/THEHEALTHOFNATION

S_VALUE_STATISTICALLIFE_

2008_PDF.PDF> 

Health outcomes 

and economic 

outcomes 

While VSL is somewhat flawed as a concept to capture the value of health life, 

WTP approach to valuing human life have been the focus of the literature in this 

area since the 1960s. Revealed preference studies are generally considered 

superior to stated preference methods in revealing WTP as they are based on 

real world empirical binding market transactions. A literature review suggests a 

mean VSL in Australia of $5.7m and a median of $2.9m. 

Global  
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Frontier Economics 

ORGANISATION FOR 

ECONOMIC COOPERATION 

& DEVELOPMENT 2012, 

THE VALUATION OF 

MORTALITY RISK, 

MORTALITY RISK 

VALUATION IN 

ENVIRONMENT, HEALTH 

AND TRANSPORT 

POLICIES, OECD 

PUBLISHING. AVAILABLE 

AT: 

<HTTP://WWW.OECD.ORG/

ENVIRONMENT/MORTALIT

YRISKVALUATIONINENVIR

ONMENTHEALTHANDTRA

NSPORTPOLICIES.HTM> 

Health outcomes 

and economic 

outcomes 

While in some cases, a new primary valuation study, tailored for the specific 

policy in question, might be needed in order to carry out an appropriate CBA, in 

many situations benefit transfer (where VSL values that have been estimated in 

one context are– with appropriate adjustments – used in policy assessments in 

another context) will generally be less time- and resource-consuming. Average 

adult VSL for OECD countries ranges between US $1.5m-4.5m, with a base value 

of US $3m.  

Global 

VISCUSI, W. K. AND J. E. 

ALDY (2003). "THE VALUE 

OF A STATISTICAL LIFE: A 

CRITICAL REVIEW OF 

MARKET ESTIMATES 

THROUGHOUT THE 

WORLD." NATIONAL 

BUREAU OF ECONOMIC 

RESEARCH WORKING 

PAPER SERIES 9487. 

Health outcomes 

and economic 

outcomes 

Median value of VSL of prime-aged workers is $7m 

 Income elasticity of VSL ranges from 0.5 to 0.6 
USA 
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Frontier Economics 

JORDAN. H, DUNT ET. AL 

(UNDATED). MEASURING 

THE COST OF HUMAN 

MORBIDITY AND 

MORTALITY FROM 

ZOONOTIC DISEASES. 

AUSTRALIAN CENTRE OF 

EXCELLENCE FOR RISK 

ANALYSIS. AUSTRALIA. 

AVAILABLE AT: 

<HTTPS://CEBRA.UNIMELB

.EDU.AU/__DATA/ASSETS/P

DF_FILE/0008/2220875/100

2BOID1FR.PDF> 

Health outcomes 

and economic 

outcomes 

Must consider burden of disease as when measuring consequences of illness; 

must consider single or multi-criteria approach, use of data, time and resources 

available, contribution of modelling and equity consideration when measuring 

economic costs 

WTP method may be warranted if intangible costs are important. Review 

recommends use of Cost of Illness method to measure economic costs of human 

morbidity and mortality 

Australia

  

MARKEVYCH, I., ET AL. 

(2017). "EXPLORING 

PATHWAYS LINKING 

GREENSPACE TO HEALTH: 

THEORETICAL AND 

METHODOLOGICAL 

GUIDANCE." 

ENVIRONMENTAL 

RESEARCH 158: 301-317. 

Improved 

natural 

environments 

and health 

outcomes  

Green spaces have 3 functions: reducing harm (air pollution, noise reduction, 

heat reduction), restoring capacities (attention and focus restoration) & building 

capacities (encouraging physical activity & facilitating social cohesion). These 

functions may lead to improving physical health & wellbeing (self-perceived 

health, higher birth weight, lower BMI, lower risk of depression and 

cardiovascular disease) 

Global 

Source: Frontier Economics 
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395 Collins Street Melbourne Victoria 3000 
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Planning and Environment Act 1987 

DAREBIN PLANNING SCHEME 

AMENDMENT C208dare 

EXPLANATORY REPORT 

Who is the planning authority? 

This amendment has been prepared by the City of Darebin, which is the planning authority for this 
amendment. 

The amendment has been made at the request of City of Darebin. 

Land affected by the amendment 

The amendment applies to all land in the municipality of Darebin. 

What the amendment does 

The amendment introduces a new Particular Provision relating to Environmentally Sustainable 
Development (ESD) into the planning scheme and makes changes to existing local policy. The 
Particular Provision contains ESD Objectives and Standards which implement measures that facilitate 
best practice ESD and support zero carbon development outcomes. 

The ESD Objectives and Standards address: 

• Operational Energy (energy efficiency, performance and greenhouse gas emission reduction) 

• Embodied Carbon (greenhouse gas emission reduction and resource efficiency) 

• Sustainable Transport (electric vehicles and bicycles) 

• Integrated Water management (water efficiency and integration) 

• Green infrastructure (lot scale vegetation and urban ecology) 

• Climate resilience (climate change adaptation, urban heat mitigation) 

• Waste & Resource Recovery (recycling and waste management)  

The amendment includes the following changes to the planning scheme: 

 

 Brief description/overview of the 
proposal 

List of the proposed changes to the planning 
scheme 

In
s

e
rt

 

• Insert a new Elevated Environmentally 
Sustainable Development particular 
provision into the planning scheme 
containing Objectives and Standards 
relevant to the delivery of ESD. 

• Amend Clause 53 to insert the new ESD 
Objectives and Standards. 

In
s

e
rt

 

• Insert a new Background Document 
titled “Guidelines for Sustainable 
Building Design" in the planning 
scheme to assist in understanding the 
rationale behind the proposed 
Standards and to support application 
of the proposed Decision Guidelines. 

• Amend Clause 72.08 to include the Guidelines 
for Sustainable Building Design as a 
Background Document within the planning 
scheme. 

A
m

e
n

d
 

• Amend the Municipal Strategic 
Statement to identify municipal 
outcomes which provide the basis for 
ESD requirements and the facilitation 
of zero carbon development in the 
planning scheme. 

• Amend Clause 21 to include Objectives, 
Strategies and Policies related to ESD 
requirements, net zero outcomes and climate 
change adaptation. 
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 Brief description/overview of the 
proposal 

List of the proposed changes to the planning 
scheme 

D
e

le
te

 • Delete the existing ESD Local Policy, 
to be replaced by the proposed 
particular provision.  

• Delete Clause 22.12 Environmentally 
Sustainable Development  

Strategic assessment of the amendment  

Why is the amendment required? 

Function and intent 

The amendment introduces ESD planning measures into the planning scheme.  The measures 
notably include a series of Objectives and Standards that are detailed within a stand-alone clause 
within the Particular Provisions of a council’s planning scheme. 

No new permit triggers are proposed as part of this amendment.  Existing permit triggers provide the 

basis for a planning permit application that is then assessed against the proposed Objectives and 

Standards outlined within the Particular Provision.  

This includes new development incorporating ESD measures that further enhance energy efficiency 
and performance, water efficiency and integrated water management, low carbon and sustainable 
transport, circular economy, materials and sustainable waste management, urban greening, 
biodiversity and green infrastructure, and climate resilience and adaptation. 

With a development incorporating the ESD measures in order to meet the detailed objectives and 
standards, a development should also be able to demonstrate and achieve a reduction in overall 
greenhouse gas emissions, a response to climate resilience and risk minimisation, and a pathway 
towards achieving zero carbon development exercised via the planning framework. 

Existing environmental and sustainability requirements 

This amendment improves existing environmental and sustainability requirements within the planning 
scheme. 

The existing requirements are detailed primarily within the Victoria Planning Provisions, directed 
towards residential development (i.e. ResCode), and the Planning Policy Framework more broadly. 

In order to facilitate clearer and more precise development outcomes, the ESD requirements have 
been articulated within the Victoria Planning Provisions, Particular Provisions of the planning scheme. 

This is to also ensure that all ESD requirements are consolidated and detailed within a specific and 
tailored area of the planning scheme which supports user familiarity and efficient navigation to the 
respective requirements. 

Net community benefit 

The amendment delivers a net community benefit ensuring that planning achieves positive 
environmental, societal and economic outcomes through: 

• Providing direct and indirect community benefits which address climate change mitigation and 

adaptation through building climate resilience and future proofing future development and 

housing; 

• Reducing greenhouse gas emissions and the management of climate change risk within the 

built environment system; 

• Cost savings by improving climate resilient housing now, rather than retrofitting later at a 

higher cost; 
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• Ensuring that ‘best practice’ policies and expectations continue to be addressed over time, 

with the 'elevation' of ESD policy requirements that may already exist throughout the scheme;  

• Providing greater certainty, consistency and delivery of ESD outcomes and towards net zero 

carbon development; 

This amendment in conjunction with proposed NCC 2022 changes supports energy efficiency and the 
Victorian State government’s proposed 7-star energy efficiency rated homes by: 

• Maximising the benefits of solar panels; 

•  Supporting all-electric homes; and 

• Facilitating economic, health and climate benefits from ambitious energy efficiency standards. 

This amendment delivers outcomes that support and align with Local and State government climate 
change pledges, the State Climate Change Strategy, and Adaptation Action Plans pursuant to Part 5 
of the Climate Change Act 2017 (Vic).  Furthermore, this amendment supports council’s obligation 
under the Local Government Act 2020 (Vic) and the overarching governance principle to ensure 
economic, social and environmental sustainability of the municipal district, including mitigation and 
planning for climate change risks. 

These legislative requirements are necessary for council to support and promote net community 
benefit. 

Purpose 

This amendment has been prepared and pursued for the following reasons with particular respect to 
the built environment: 

• To support Council’s adopted Climate Emergency Plan 2017–22 and 2021-25 Council Plan. 

• To address council’s climate emergency declaration including municipal emission reduction 
targets involving zero carbon commitments and frameworks that address climate risk to 
minimise private and public liability; 

• To enable council, in the performance of its statutory role, to have appropriate and 
demonstrated regard to economic, social and environmental sustainability of the municipal 
district, including mitigation and planning for climate change risks pursuant to the overarching 
governance principles under the Local Government Act 2020 (Vic); 

• To ensure that ESD requirements within the planning system are continually reviewed to align 
with and articulate best practice industry measures for development to address; 

• To assist Victorian government frameworks that require reducing greenhouse gas emissions 
and preparing for climate change impacts, that result from and affect, the built environment.  
This acknowledges that, within Australia, the built environment accounts for approximately 20% 
of the nation’s emissions (Australia’s Emissions Projections 2018 (Department of the 
Environment and Energy, 2018)).  The Victorian government framework requires that the State 
address an overarching emissions reduction target of carbon neutrality by 2050; 

• To aid the Victorian government’s sustainable transport directives which includes the uptake of 
zero emission vehicles (ZEVs), active transport and supporting infrastructure.  This also entails 
supporting further reforms to make new buildings ZEV-ready and setting a target of 50% of new 
light vehicle sales to be zero emissions by 2030 (Victoria’s Zero Emissions Vehicle Roadmap 
(Department of Environment, Land, Water and Planning, 2021)); 

• To promote the Victorian government’s circular economy directives that seek to divert waste 
from landfill and ensure resource recovery and efficiency (Recycling Victoria – A New Economy 
(Department of Environment, Land, Water and Planning, 2020)); 

• To complement the Victorian government’s framework towards urban greening, cooling and 
enhancing biodiversity; and 
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To further appropriate practices in waste avoidance, reduction, and recycling, the management 
and treatment of stormwater including integrated water management, and reduce emissions to 
air from development and associated activities.  This includes having regard to the 
Environmental Reference Standard (ERS), environmental values, beneficial uses and 
community impacts in support of the General Environmental Duty (GED) and environment 
protection principles outlined under the Environment Protection Act 2017 (Vic). 

Strategic studies and reports 

Several studies were commissioned to inform and support the development of the objectives and 
standards included within this amendment.  A list of the relevant studies and reports and 
accompanying synopses include: 

Study/ Report Synopsis 

Sustainability Planning Scheme 
Amendment Background 
Research – Part A: Technical 
ESD and Development 
Feasibility (Hip v. Hype 
Partnership, 2021) 

A technical analysis that tests each proposed standard on 
various development typologies to determine their practical 
suitability and functionality and indicative capital cost impact. 

Sustainability Planning Scheme 
Amendment Background 
Research – Part B: Planning 
Advice (Hansen Partnership, 
2021) 

An urban planning review of the proposed objectives and 
standards which takes into consideration the technical 
feasibility and cost-benefit viability studies.  
Recommendations were also put forward to ensure the 
standards are fit for planning purposes within the Victorian 
planning framework. 

Sustainability Planning Scheme 
Amendment – Cost-Benefit 
Analysis (Frontier Economics, 
2021) 

A cost-benefit analysis of the standards that have been 
incorporated as part of this amendment.  This includes direct 
costs as well as a preliminary review of direct and indirect 
economic and societal benefits. 

Moreland City Council 
Renewable Energy Standard 
(Low Impact Development, 2021) 

A study conducted into the development of metrics and 
standards for new development to incorporate minimum 
amounts of solar photovoltaic systems and relevant design 
considerations.  The metrics and standards have been 
adopted as a part of this amendment. 

Moreland City Council Low 
Emissions and Electric Vehicles 
Standard (Low Impact 
Development, 2021) 

A study conducted into the development of metrics and 
standards for new development to incorporate electric vehicle 
infrastructure and relevant design considerations.  The 
metrics and standards have been adopted as a part of this 
amendment. 

The Advisory Committee and 
Panel Report for Environmentally 
Efficient Design Local Policies 
(Planning Panels Victoria, 2014) 

The Advisory Committee and Panel report for the original 
planning scheme amendment that introduced a local ESD 
Policy within the planning scheme of six councils in Victoria. 

Since this planning scheme amendment, several councils 
have used this report to serve as the evidentiary basis to 
support the introduction of their own local ESD Policy within 
their planning scheme.  A total of 20 councils throughout 
Victoria have a local ESD Policy within their planning scheme. 

Greenhouse Alliance Planning 
and Environment Act Report  

An independent report commissioned by the Victorian 
Greenhouse Alliances and CASBE has identified a raft of 
reform opportunities for Victoria’s planning system, to ensure 
it is aligned with the State’s legislated emission reduction 
targets and supports climate resilient communities. It also 
identifies opportunities to ensure the delivery of zero-
carbon infrastructure, building on Victoria’s leadership role on 
taking action on climate change.  The report –Climate Change 
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Study/ Report Synopsis 

and Planning in Victoria: Ensuring Victoria’s planning 
system effectively tackles climate change-recommends a 
suite of reforms that:  

- Recognise the fundamental role the Planning Scheme and 
Planning and Environment Act 1987 play in guiding decision-
makers, and their weight as statutory law instruments 

- Ensure that the scheme and its application of controls is 
consistent with the scientific evidence base on climate change 
and best practice  

- Focus on changes that will assist in getting the fundamentals 
of future development areas right 

 

Appropriate jurisdiction 

The appropriateness of addressing ESD considerations within the planning framework have been well 
established. 

Six councils originally pursued a planning scheme amendment to incorporate a local ESD Policy 
within each council’s planning scheme.  The Advisory Committee and Panel Report for 
Environmentally Efficient Design Local Policies (Planning Panels Victoria, 2014) resolved that the 
planning framework, as distinct from the building framework, is suitable and equipped to require that 
development incorporate ESD measures through the planning permit application process. The original 
six local ESD Policies were gazetted in 2015. 

Since the gazettal of the original six local ESD Policies, a total of 20 councils throughout Victoria have 
a local ESD Policy within their respective planning scheme. 

Additional planning scheme amendments have also been successfully pursued that require the 
integration and adoption of ESD outcomes within development proposals.  For example, Amendment 
C190more Better Outcomes for Two Dwellings on a Lot whereby ESD requirements serve as a part of 
the City of Moreland’s VicSmart application process, and Amendment GC81 whereby detailed, 
precinct wide, ESD measures are required for development within Fishermans Bend, located within 
the City of Port Phillip and the City of Melbourne. 

In addition, the Victoria Planning Provisions have also introduced heightened ESD measures within 
the planning framework beyond that of the standard ResCode requirements.  This is primarily 
demonstrated through the introduction of the Better Apartments Design Standards (BADS) in 2017.  
Performance measures detailed within BADS, in relation to energy efficiency and cooling load 
requirements for apartments, similarly cover thermal performance requirements detailed within the 
National Construction Code (NCC) that is administered under the building framework. 

With the planning framework serving as a precursor to the building framework, the Objectives and 
Standards outlined within this amendment continue to affirm ESD’s fundamental role ensuring resilient 
future development.  ESD considerations should be embedded as a part of the initial design process 
within the planning framework, prior to undertaking detailed design as occurs within the building 
phase. This is to ensure ESD benefits can be maximised by embedding holistic design considerations 
early in the design process rather than retrofitting ESD at a later stage in the development process. 
The benefits of this approach include: 

• This process aims to limit increased costs by having clear ESD expectations for the 

development at the commencement of the development process and as a part of planning 

process. 

• ESD outcomes are optimised, as ESD measures are considered alongside development site 

constraints and limitations are carefully considered and integrated into the initial design, 

avoiding costly retrofits at a later stage. 
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Whilst the NCC is tailored towards establishing the minimum energy efficiency requirements for a 
development to address, the ESD requirements detailed within the planning framework and as a part 
of this amendment include much broader coverage of ESD.  The amendment has been carefully 
drafted to continue to complement the NCC through higher order planning framework requirements 
rather than conflict with the building framework for complementary aspects.  This enables the building 
framework to continue to administer detailed design elements, building services and construction 
techniques. 

In addition to energy efficiency, the ESD measures within the planning framework and part of this 
amendment address thematic categories such as integrated water management, indoor 
environmental quality, sustainable transport, green infrastructure, waste and resource recovery, 
climate resilience, embodied carbon.  These thematic categories are not covered in detail within the 
NCC or building instruments.  The planning framework has been recognised as the more suitable and 
established jurisdiction that has successfully been endorsed by authorities as the appropriate arena to 
‘cover the field’ with respect to holistically address ESD requirements. 

How does the amendment implement the objectives of planning in Victoria? 

The amendment implements the objectives of planning in Victoria given that ESD fundamentally 
addresses key foundational principles of sustainability which underpin the objectives of planning. ESD 
requires consideration of the triple-bottom-line – environmental, societal and economic impacts, as 
well as, balancing the needs of the present with that of future generations; particularly when 
determining environmental impact by applying the precautionary principle. 

The delivery of more robust ESD outcomes through the planning scheme strongly align with the 
objectives of planning in Victoria which include: 

• To provide for the development of land with fair, orderly, economic and sustainability 
considerations (see Section 4(1)(a) of the Planning and Environment Act 1987 (Vic) (‘P&E Act’).  
This includes considering the equity of planning decisions, economic and societal functions as 
well as matters regarding the inherent sustainability of development. It is noted that the 
facilitation of development in Victoria is only supported where in alignment with specified 
objectives. 

• To provide for the protection of natural and man-made resources and the maintenance of 
ecological processes and genetic diversity, noting the current threats to these resources and 
processes posed by climate change and the contribution that improved ESD outcomes can 
make to the protection of resources and ecological processes (see Section 4(1)(b) P&E Act).   

• To secure a pleasant, efficient and safe working, living and recreational environment for all 
Victorians and visitors to Victoria, noting specific consideration of climate change adaptation 
and indoor environmental quality though this amendment (see Section 4(1)(c) P&E Act). 

• Seeking the delivery of affordable housing, noting the application of affordability in its broadest 
sense, encompassing more than just the purchase price of an individual property, and including 
not only homeowners but also renters (see Section 4(1)(fa) P&E Act). 

• Balancing the present and future interests of all Victorians, particularly regarding environmental 
impact and minimising greenhouse gas emissions, as well as, addressing climate resilience and 
the adaptability of new development within the built environment (see Section 4(1)(g) P&E Act). 

More specifically, the objectives of planning in Victoria are supported in the following areas having 
regard to the Objectives and Standards included in this amendment: 

• Energy and water efficiency, as well as, and waste and resource recovery Standards support 
waste minimisation, reduction, reuse and recycling and therefore promote the protection of 
natural and man-made resources (see Section 4(1)(b) P&E Act). 

• Integrated Water Management and Green Infrastructure Standards support both the protection 
of natural resources and ecological processes, as well as, contributing to the delivery of a 
pleasant and safe environment for Victorians and visitors to Victoria (see Section 4(1)(b), (c) 
P&E Act). 
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• Improved energy efficiency through passive design standards and measures such as natural 
ventilation and promoting energy efficiency through a hierarchy.  This hierarchy prioritises the 
importance of energy efficient design first and foremost though thermal performance and 
comfort, followed by onsite then offsite renewable energy generation.  This fosters a pleasant, 
efficient and safe working, living and recreational environment within development (see Section 
4(1)(c) P&E Act). 

• Energy and water efficiency and the adoption of broader integrated water management 
measures, as well as, the utilisation of on-site renewable energy systems minimises the strain 
placed on public utilities and other assets given reduced resource and utility demand and 
promotion of a development’s self-sufficiency.  This also enables the orderly provision and 
co‑ordination of public utilities and other facilities for the benefit of the community (see Section 
4(1)(e) P&E Act). 

• Recognition and consideration of the capital cost expenditure involved in addressing the 
Standards as part of their development whilst also recognising the overall benefit with reduced 
operating costs of development experienced by future residents, owners or tenants having due 
regard to housing affordability matters (see Section 4(1)(fa) P&E Act). 

How does the amendment address any environmental, social and economic effects? 

The amendment enhances ESD requirements and importantly, ensures new development advances 
the ambitions of zero emissions outlined in Victoria’s Climate Change Act 2017 (Vic), ensuring the 
built environment contributes appropriately to the legislated target of zero emissions.  It also assists 
council supporting its community by planning for the adaptation of these communities to climate 
changes, and the delivery of adopted and community endorsed council goals related to emissions 
reduction. Such measures deliver significant environmental benefits and effects, as well as direct and 
indirect social and economic outcomes.  

The amendment included consideration of the economic effects in a number of ways.  The Technical 
Assessment of the amendment tested the proposed Standards against a range of typologies and 
contexts to determine their practical suitability and functionality and indicative capital cost impact.  The 
Cost Benefit Analysis focused on the direct costs associated with addressing the Standards against 
the same development typologies which was accompanied by a breakeven analysis to demonstrate 
value to the community. 

The assessments considered the individual development costs and the potential impact on the 
purchase component of housing affordability.  This was in conjunction with the broader economic 
development costs of delivering more sustainable development which addresses climate change 
adaptation and mitigation, as well as social effects; many of which require deeper analysis and 
investigation to quantify and measure at lot scale.  The assessments underpinned a number of 
changes made to ensure that the Standards proposed did not impact on development viability. 

The effects of this amendment were also tested through a series of internal and external consultation 
sessions.  Internal consultation was scoped to include authorities comprising 31 councils throughout 
Victoria, the Municipal Association of Victoria (MAV) and the Council Alliance for a Sustainable Built 
Environment (CASBE) that collectively support this amendment.  This included the authorities 
providing input and feedback to deliverables that serve this amendment.  Officers that provided input 
and support from these authorities included individuals from multi-disciplinary teams and skillsets (e.g. 
strategic and statutory planning, urban context, sustainability, transport, waste, stormwater, and 
landscape). 

External consultation was scoped to include key industry practitioners from architectural, ESD and 
urban planning backgrounds through targeted stakeholder engagement.  This supported the 
consideration of effects from a wide variety of perspectives and resulted in further refinement of 
Standards as initially drafted.  

Environment effects 

Key environmental areas or thematic categories addressed via this amendment include a 
development directly responding to and incorporating: 
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• Operation Energy – which entails development prioritising energy efficiency initiatives in line 
with the following hierarchy: 

o Thermal performance and passive design measures; 

o Energy efficient systems (e.g. heating, cooling and ventilation) and appliances; 

o Onsite renewable energy generation; 

o Offsite renewable energy purchasing and/or carbon offsets. 

These measures address and aim to minimise a development’s demand on the energy grid and 
peak energy, as well as, emissions to air through fossil fuel reduction which is attributed 
towards greenhouse gas emissions and climate change impacts. 

• Embodied carbon – which entails the use and sourcing of materials and design techniques to 
reduce the amount of embodied carbon embedded in Victoria’s buildings. 

• Sustainable transport – which entails the adoption of sustainable transport and low emission 
vehicle measures such as electric vehicle infrastructure and car parking spaces, as well as, an 
increase in active transport and end of trip facilities such as bicycle parking and storage spaces; 

• Integrated water management – which includes water efficiency and potable water demand 
reduction, as well as, the management to holistically address stormwater quantity and quality 
onsite prior to stormwater discharge from the development to local waterways; 

• Climate resilience – which includes considering a development’s risk to climate change 
impacts such as the urban heat island effect, flooding and the management of stormwater, as 
well as, peak energy and potable water demand 

• Green infrastructure – which involves the implementation of green infrastructure design 
measures, including tree canopy retention, amelioration and plating of appropriate species, to 
positively contribute towards the ecological value, biodiversity, health, and public realm amenity 
of a development, as well as, societal and communal impacts; 

• Indoor environment quality – which comprises thermal comfort and safety requirements, 
natural ventilation and access to clean, fresh, air, with minimal exposure to harmful indoor air 
pollutants, as well as, ensures that key areas of a development have access to daylight and 
sunlight to improve amenity, liveability and workability functions; and 

• Waste and resource recovery – which entails the consideration and selection of appropriate 
materials which have limited environmental and transportation impact, as well as, support the 
waste hierarchy through waste avoidance, minimisation, reuse, recycling and recovery. 

Social effects 

In addition, the Objectives and Standards included within this amendment indirectly promote and 
number of outcomes which relate to social effects including: 

• High quality and commensurate urban design and architecture outcomes; 

• Greenhouse gas emission reduction, mitigation and adaptation approaches towards climate 
change impacts that respond to associated risks including societal, liveability, human health, 
financial and economic impediments; 

• Self-sufficient and reliable development by reducing a development’s demand on local utilities 
and associated infrastructure such as energy and water resources through the uptake of 
renewable energy systems, rainwater harvesting and stormwater treatment methods; 

• A reduction in the operative and running costs for residents, owners, and tenants associated 
with the development.  This also supports housing affordability and maintaining quality of living 
standards for low income or financially strained individuals.  For example first home buyers, 
retirees and disadvantaged community members; 
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• Communal and societal benefits through the incorporation of green infrastructure design 
measures that enhances public realm amenity within development; 

• The general health and wellbeing of occupants and users through increased consistency and 
levels in access to fresh air, natural ventilation, daylight and direct sunlight where appropriate; 

• A cleaner energy mix in terms of Victoria’s energy grid and transportation methods which is 
associated with a reduction in air quality emissions and supports broader community health 
benefits. 

Economic effects 

The requirement for development to address the Objectives and Standards detailed within this 
amendment supports economic development via: 

• Value to the community when considered at a broader scale; 

• Growth of specialised and skilled services; 

• Knowledge and educational development in an already established yet rapidly growing market; 

• Job creation and employment in new and emerging fields, including current workforce and 
youth employment prospects; 

• Innovation and technology growth to support development with addressing the relevant 
objectives and standards where reasonable; and 

• Holistically serving as a part of a local and whole of government COVID-19 / post COVID-19 
response plan to support economic stimulus. 

Does the amendment address relevant bushfire risk? 

The amendment may apply to land within any areas covered by a Bushfire Management Overlay or 
within a designated bushfire prone area. 

More broadly, it is noted that the proposed means of increasing green infrastructure on sites is 
through a tool (the Green Factor Tool) which includes inbuilt flexibility to allow an applicant to deliver 
green infrastructure in a manner which can respond to the constraints of a site, including bushfire risk, 
rather than through prescriptive measures. In addition, the current hierarchy of planning in Victoria is 
such that responses to bushfire risk, where relevant, would continue to have precedence over that 
proposed Standards.   

The amendment however includes objectives and standards that supports and encourages 
development to address minimising greenhouse gas emissions and incorporate climate resilience and 
adaption design principles and/or measures.  These measures are aimed at curtailing a 
development’s direct and indirect societal risk to climate change sensitivities such as urban heat and 
climate change induced bushfire risk. 

Does the amendment comply with the requirements of any Minister’s Direction applicable to 
the amendment? 

The amendment is consistent with the following Ministerial Directions:  

• Ministerial Direction on the Form and Content of Planning Schemes under Section 7(5) P&E 
Act;  

• Ministerial Direction No.9 Metropolitan Strategy (Plan Melbourne 2017-2050) under Section 
12(2)(a) P&E Act; 

Ministerial Direction No. 9 – Metropolitan Planning Strategy seeks to ensure that planning 
scheme amendments have regard to Plan Melbourne 2017-2050: Metropolitan Planning 
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Strategy (Department of Environment, Land, Water and Planning, 2017) and Plan Melbourne 
2017-2050: Addendum 2019 (Department of Environment, Land, Water and Planning, 2019). 

The amendment is in line with relevant directions within the strategy, in particular: 

• Outcome 3: Melbourne has an integrated transport system that connects people to jobs and 
services and goods to market 

o Direction 3.1 – Transform Melbourne’s transport system to support a productive city 
with particular respect to cycling infrastructure 

• Outcome 4: Melbourne is a distinctive and liveable city with quality design and amenity 

o Direction 4.3 – Achieve and promote design excellence 

• Outcome 5: Melbourne is a city of inclusive, vibrant and healthy neighbourhoods 

o Direction 5.2 – Create neighbourhoods that support safe communities and healthy 
lifestyles.  

• Outcome 6: Melbourne is a sustainable and resilient city 

o Direction 6.1 – Transition to a low-carbon city to enable Victoria to achieve its target 
of net zero greenhouse gas emissions by 2050 

o Direction 6.2 – Reduce the likelihood and consequences of natural hazard events and 
adapt to climate change 

o Direction 6.3 – Integrate urban development and water cycle management to support 
a resilient and liveable city 

o Direction 6.4 – Make Melbourne cooler and greener 

o Direction 6.5 – Protect and restore natural habitats 

o Direction 6.6 – Improve air quality and reduce the impact of excessive noise  

o Direction 6.7 – Reduce waste and improve waste management and resource 
recovery 

Outcome 6 and the listed Directions are of significant relevance to the amendment. 

• Ministerial Direction No.11 – Strategic Assessment of Amendments under Section 12(2)(a) P&E 
Act; 

Ministerial Direction No. 11 – Strategic Assessment of Amendments seeks to ensure a 
comprehensive strategic evaluation of a planning scheme amendment and the outcomes it 
produces.  A strategic assessment of the proposed amendment has been undertaken in 
accordance with this Ministerial Direction in this Explanatory Report. 

• Ministerial Direction No.19 – Preparation and content of Amendments that may significantly 
impact the Environment, Amenity and Human Health under Section 12(2)(a) P&E Act; 

Ministerial Direction No. 19 – Preparation and content of Amendments that may significantly 
impact the Environment, Amenity and Human Health requires planning authorities to seek the 
views of the Environment Protection Authority (EPA) in the preparation of planning scheme that 
could result in use or development of land that may result in significant impacts on the 
environment, amenity and human health due to pollution and waste. 

The Direction does not specifically apply to an amendment to the Victoria Planning Provision 
however significantly and positively impacts the Environment, Amenity and Human Health.  The 
proposed amendment seeks to promote waste avoidance, reduction, and recycling, improve the 
management and treatment of stormwater on development sites, and reduce emissions to air.  
This requires having regard to the Environmental Reference Standard (ERS), beneficial uses 
and community impacts in support of the General Environmental Duty (GED) principle and 
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principles of environment protection, exercised under the Environment Protection Act 2017 
(Vic). 

How does the amendment support or implement the Planning Policy Framework and any 
adopted State policy? 

The amendment supports and gives effect to the Objectives and Strategies of the Planning Policy 
Framework (PPF).  The PPF at Clause 10 includes the following components of relevance: 

• Clause 11 Settlement, whereby planning is to recognise the need for, and as far as practicable 
contribute towards a high standards of urban design and amenity, energy efficiency, prevention 
of pollution to land, water and air, and protection of natural resources with Strategies including 
to provide for the development of sustainable and liveable areas; 

• Clause 12 Environmental and landscape values, whereby planning should help to protect the 
health o ecological systems and the biodiversity they support, including its protection; 

• Clause 13.01-1S Natural hazards and climate change, whereby the Objective includes to 
minimise the impacts of natural hazards and adapt to the impacts of climate change which 
requires the consideration of climate change risks in planning; 

• Clause 15.02-1S Energy and resource efficiency, whereby the Objective seeks to eencourage 
land use and development that is energy and resource efficient and minimises greenhouse gas 
emissions via: 

o Improving energy, water and waste performance of buildings and subdivisions via 
ESD; 

o Reducing the urban heat island effect through retention of existing vegetation, and 
additional vegetation and greening in urban areas; 

o Facilitating a greater use of renewable energy technologies; 

o  Support low energy forms of transport such as walking and cycling; 

o Reduce the urban heat island effect by greening urban areas, buildings, transport 
corridors and open spaces with vegetation; 

o Encourage retention of existing vegetation and planting of new vegetation as part of 
development and subdivision proposals. 

• Clause 18.02-1S Sustainable personal transport, whereby the Strategies include development 
providing adequate bicycle parking and related facilities, as well as, encouraging the use of 
walking and cycling; 

• Clause 19.01-2S Renewable energy, whereby the provision of renewable energy development 
is promoted and facilitated; 

• Clause 19.03-3S Integrated water management, whereby the Objective involves managing 
water supply, water resources, drainage and stormwater through an integrated water 
management approach.  This includes minimising stormwater quality and quantity related 
impacts; and 

• Clause 19.03-5S Waste and resource recovery, whereby the Objective details to reduce waste 
and maximise resource recovery, diverting waste from landfills and in the process minimising 
environmental, community and public health impacts. 

The amendment also supports the following policies released and adopted by the State government 
and associated authorities: 

• The Environmentally sustainable development of buildings and subdivisions: A roadmap for 
Victoria’s planning system (Department of Environment, Land, Water and Planning, 2021) 
(‘ESD Roadmap’) the details proposed ESD changes to the PPF; 
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• The State government’s overall and interim greenhouse gas emission reduction targets, 
Climate Change Strategy, Sector Pledges, and Adaptation Action Plans that have been made 
pursuant to the Climate Change Act 2017 (Vic); 

• Victoria’s Zero Emissions Vehicle Roadmap (Department of Environment, Land, Water and 
Planning, 2021) the supports further reforms to make new buildings ZEV-ready and setting a 
target of 50% of new light vehicle sales to be zero emissions by 2030); 

• Victoria’s Recycling Victoria – A New Economy policy (Department of Environment, Land, 
Water and Planning, 2020) that outlines the Victorian government’s circular economy directives 
that seek to divert waste from landfill and ensure resource recovery and efficiency); and 

• The fundamental General Environmental Duty principle detailed within the Environment 
Protection Act 2017 (Vic) and further integrated within supporting instruments such as the 
Environment Reference Standard (ERS). 

How does the amendment support or implement the Local Planning Policy Framework, and 
specifically the Municipal Strategic Statement? 

The City of Darebin has a longstanding commitment to environmental sustainability and climate 
action, as the first government anywhere in the world to declare a Climate Emergency, recognising 

that urgent action is required by all levels of government, including local councils. 

The Local Planning Policy and Municipal Strategic Statement provide the following support for the 
Amendment:  

21.02-2 Natural Environment, Objective 1 - To protect, maintain and enhance Darebin’s natural 
environment including the major creek systems. 

21.02-3 Built Environment, Objective 1 - To promote and facilitate development that incorporates best 
practice environmentally sustainable design and promotes sustainable living and business practices. 

The amendment is consistent with and supports the Municipal Strategic Statement. The proposed 
new ESD Particular Provision reinforces the need for future development to respond to sustainable 
development principles, providing guidance in achieving sustainability in the most efficient way. The 
Particular Provision provides a specific framework for the consideration of ESD during the planning 
permit process, specifying what types of development should implement ESD measures and to what 
degree. 

Does the amendment make proper use of the Victoria Planning Provisions? 

A municipal council and/or planning authority is entitled to prepare an amendment, for authorisation by 
the Minister, to the Victoria Planning Provisions (VPP)that involves the inclusion of a provision in the 
State standard provisions (see Sections 4B(2), 10(1) P&E Act). 

The amendment makes proper use of the VPP as the appropriate tool to achieve the ESD and zero 
carbon development outcomes.   

The supporting studies and reports recommended that Council seek a single ESD Particular Provision 

in a new clause under Clause 53 of the planning scheme.  A provision of this nature does not currently 

exist within the suite of the VPP, however, this is considered to be the most appropriate planning 

mechanism to implement the Elevated ESD Objectives and Standards. 

In determining suitability and propose use of the VPP, a range of planning mechanisms were 

considered to implement the elevated ESD Standards including a Local Planning Policy and Design 

and Development Overlay (DDO).  

A Local Planning Policy was not considered an appropriate tool as it cannot include detailed and 
mandatory requirements, does not move beyond the current policy approach and give greater 
statutory weight to elevated sustainability requirements. 
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A DDO was not considered an appropriate tool as they are generally designed to apply to specific 
locations within a municipality and are not the preferred tool for a requirement that applies across a 
whole municipality.   

The Particular Provision, as the appropriate tool outlined in the amendment, provides for greater 
direction, certainty and clarity for the development community to address the expectations held for 
development.  This is provided through a format that allows for mandatory Objectives and 
discretionary Standards, operational instructions and definition of key terms, as well as, a consistent 
and standardised format aligned with other Particular Provisions such as Clause 53.18 Stormwater 
Management in Urban Development. 

The amendment is supported by Guidelines for Sustainable Building Design, a Background Document 
that will assist development to address the Objectives and Standards as a part of the amendment.  

In preparation of the amendment, there has been adherence to Ministerial Direction on the Form and 
Content of Planning Schemes under Section 7(5) P&E Act. 

How does the amendment address the views of any relevant agency? 

Pre-amendment consultation was not undertaken.  The views of relevant agencies will be formally 
considered as part of any exhibition process. 

Does the amendment address relevant requirements of the Transport Integration Act 2010? 

The amendment is not expected to have any significant impact on the transport system. 

The amendment however supports the objectives of the Transport Integration Act 2010 (Vic) (‘TIA’).  
This is in relation to the objectives and standards that are introduced by this amendment requiring 
development to incorporate electric vehicle infrastructure and low emission forms of transport, as well 
as, increase the amount of facilities for bicycles and other sustainable transport modes. 

The TIA objectives of relevance to this amendment, by way of association with the ‘physical 
components’ of the transport system which include motor vehicles and bicycles, include: 

• Environmental sustainability (see Section 10 TIA) through: 

o Protecting, conserving and improving the natural environment; 

o Avoiding, minimising and offsetting harm to the local and global environment, including 
through transport-related emissions and pollutants and the loss of biodiversity; 

o Promoting forms of transport and the use of forms of energy and transport technologies 
which have the least impact on the natural environment and reduce the overall 
contribution of transport-related greenhouse gas emissions; 

o Improving the environmental performance of all forms of transport and the forms of 
energy used in transport; and 

o Preparing for and adapting to the challenges presented by climate change. 

• Integration of transport and land use (see Section 11 TIA) through: 

o Maximising access to residences, employments, markets, services and recreation; 

o Planning and developing the transport system more effectively; 

o Reducing the need for private motor vehicle transport and the extent of travel; 

o Facilitating better access to, and greater mobility within, local communities; 

o Having regard to the current and future impact on land use, development and operation 
of the transport system; and 
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o Supporting the changing land use and associated transport demand. 

• Economic prosperity through increasing efficiency, reducing costs, improving timeliness, and 
fostering competition by providing access and growth of new and innovative markets, 
particularly the electric vehicles sector, and, as a result, facilitating investment in Victoria that 
supports the financial sustainability and viability of such emerging markets (see Section 9 TIA); 
and 

• Safety and health and wellbeing through promoting forms of transport and the use of forms of 
energy which have the greatest benefit for, and least negative impact on, health and wellbeing 
(see Section 13(2)(c) TIA). 

In addition, the TIA decision making principles have been applied when preparing the objectives and 
standards related to this amendment.  This includes: 

• Integrated decision making with relevant internal and external government stakeholders 
including interdisciplinary transport, sustainability and planning departments, as well as, private 
industry through stakeholder engagement (see Sections 15 and 20 TIA); 

• A triple bottom line assessment having considered environmental and cost-benefit outcomes 
through relevant studies (see Section 16 TIA); 

• Consideration of equity and user perspectives across varying demographic profiles (see 
Section 17 and 18 TIA); 

• The precautionary principle in relation to reducing vehicle and greenhouse gas emissions for 
the betterment of Victorians (see Section 19 TIA); 

Additionally, this amendment aligns and assists with the commitments detailed within the Victorian 
Transport Sector emissions reduction pledge, which serves a part of Victoria’s Climate Change 
Strategy, pursuant to Part 5 of the Climate Change Act 2017 (Vic).  Details within the pledge include 
the promotion of zero emission vehicles (ZEVs) and active transport throughout Victoria. 

Resource and administrative costs 

What impact will the new planning provisions have on the resource and administrative costs of 
the responsible authority? 

 
The amendment is not expected to increase the number of planning permit applications as it does not 
propose to introduce any new planning permit triggers.  However, the amendments require 
development applications to be assessed against the Objectives and Standards detailed within the 
Particular Provision. 

The Particular Provision will apply to applications under a provision of a zone to construct a building, 
or construct or carry out works, with a few specified exemptions (including VicSmart applications, 
works associated with one dwellings on a lot and works associated with a relatively small floor area).  
Applications lodged prior to the approval date of any amendment that introduces the provision are 
exempt from assessment, including amendments to an existing planning permit.  As such transitional 
provisions do apply. 

Additionally, the amendment is not expected to unreasonably increase resource requirements or 
administrative costs for permit applicants to undertake ESD assessments.  Supporting material is 
prepared to support this amendment that may reduce costs for some applicants.  This is by providing 
easy to use guidelines and templates which allow for smaller development to more easily generate 
information required by council to respond to the Objectives and Standards detailed within the 
Particular Provision. 

For example, the Guidelines for Sustainable Building Design will support applicants by providing 
consistency across councils applying the elevated ESD Standards.  The Guidelines for Sustainable 
Building Design will be included as a Background Document within the planning scheme.  This will 
provide more explicit technical information, appropriate alternatives for responding to performance 
criteria, real-life case studies/examples, standardised templates and application requirements.  
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The Guidelines for Sustainable Building Design are an important resource which will support better 
regulations and a consistent approach between councils.  The guidance and supporting materials will 
clearly articulate expectations and ultimately reduce delays and costs for both applicants and councils; 
ensuring that the required information can be provided efficiently.     

The Guidelines for Sustainable Building Design and accompanying templates will support council staff  
to  covey and request upfront that the correct information is provided, reducing the need for Requests 
for Further Information.  It will also assist applicants; particularly those who may not be frequent users 
of the planning system, to understand what information and support material needs to be provided to 
support council decision making.  This will ultimately allow council to assess applications more 
efficiently. 

Examples of these templates to support applicants include: 

• Sustainable Design Assessments (SDAs) and Sustainability Management Plans (SMPs) 
templates that outline content and expectations of a SDA and SMP, including the level of 
detail required for different development typologies; 

• Waste Management Plan (WMP) templates for smaller developments conveying ‘best 
practice’ to applicants and building capacity with effective ways for development to manage 
their waste.  For larger scale developments more typical WMPs will still be required, with 
relevant updates and endorsement to follow as per planning permit requirements which is 
reflective of current practice; and 

• Construction waste management templates that are similar to the approach for WMPs 
however will assist smaller developments, including tips for best practice. 

The amendment also proposes the introduction of a requirement to deliver zero carbon emissions at 
operation stage.  This will be achieved through Permit Conditions requiring Sustainability Certificates 
at Construction and Operational stages. The Sustainability Certificate – Operation is required once, 12 
months after the occupation of the development.  These certificates confirm that the requirements of 
the endorsed sustainability management plan are met.  This approach provides consistency across all 
councils applying the Elevated ESD Standards. 

It is anticipated that planning permit applications, that are required to address the Objectives and 
Standards included in this amendment, are assessed by council’s planning officer/s and/or 
Environmental, Sustainability or ESD officer/s. 

Opportunities exist for the funding and use of shared resources to support the provision of referral 
comments. Funding of such a role/s could also support increased capacity of planning staff to 
undertake relevant assessments independently. 

Where you may inspect this amendment 

The amendment can be inspected free of charge at the Darebin City Council website at  
https://www.darebin.vic.gov.au/Planning-and-building/Planning/Planning-step-1-gather-
information/Planning-scheme-and-strategic-planning  

The amendment is also available for public inspection, free of charge, during office hours at the 
following location: 

▪ 274 Gower Street, Preston, VIC 3072 

The amendment can also be inspected free of charge at the Department of Environment, Land, Water 
and Planning website at  www.planning.vic.gov.au/public-inspection. 

Submissions 

Any person who may be affected by the amendment may make a submission to the planning 
authority.  Submissions about the amendment must be received by TBC subject to authorisation 

A submission must be sent to: 
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Amendment C208dare 
Darebin City Council 
PO Box 91,  
PRESTON VIC 3072 

Or via email: StrategicPlanning@darebin.vic.gov.au   

Panel hearing dates  

In accordance with clause 4(2) of Ministerial Direction No.15 the following panel hearing dates have 
been set for this amendment: 

• Directions hearing: TBC subject to authorisation 

• Panel hearing: TBC subject to authorisation 
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Planning and Environment Act 1987 

DAREBIN PLANNING SCHEME 

 
AMENDMENT C208dare  

 
INSTRUCTION SHEET 

 

The planning authority for this amendment is the Darebin City Council.  

The Darebin Planning Scheme is amended as follows: 

Planning Scheme Ordinance 

The Planning Scheme Ordinance is amended as follows: 

1. In Local Planning Policy Framework – replace Clause 21.02 with a new Clause 21.02 in the form 
of the attached document TBC. 

2. In Local Planning Policy Framework – delete Clause 22.12. 

3. In Particular Provisions – insert new Clause 53.XX in the form of the attached document. 

4. In Operational Provisions – Clause 72.08, replace the Schedule with a new Schedule in the form 
of the attached document. 

End of document 
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 53.XX  ELEVATED ENVIRONMENTALLY SUSTAINABLE 
DEVELOPMENT 

 Purpose 

• To ensure that new buildings and significant alterations and additions are planned and 

designed in a manner which incorporate environmentally sustainable development (ESD) 

principles, mitigates and adapts to climate change, protects the natural environment, reduces 

resource consumption and supports the health and wellbeing of future occupants. 

53.xx-1 Application 

This clause applies to an application under a provision of a zone to construct a building, or 

construct or carry out works, other than the following applications: 

▪ An application under a provision of the Farming Zone, Green Wedge Zone, Green 

Wedge A Zone, Low Density Residential Zone, Public Conservation and Resource 

Zone, Transport Zone 2, Transport Zone 3, Rural Activity Zone, Rural Conservation 

Zone, Rural Living Zone or Urban Floodway Zone. 

▪ A VicSmart application. 

▪ An application to construct or carry out works associated with one dwelling on a lot.  

▪ An application for development associated with the use of land for agriculture or earth 

and energy resources industry. 

▪ An application to alter, extend or make structural changes to an existing building 

provided the gross floor area of the building is not increased by more than 1000 square 

metres. 

▪ An application to construct a building with a gross floor area not exceeding 50 square 

metres. 

▪ An application to construct or carry out works with an area not exceeding 50 square 

metres. 

▪ An application lodged before the approval date of Amendment XX. 

▪ An application for an amendment of a permit under section 72 of the Act, if the original 

permit application was lodged before the approval date of Amendment XX. 

 

For the purpose of this provision:  

Other non-residential uses includes development associated with the following uses: 

▪ Education Centre 

▪ Leisure & Recreation  

▪ Place of Assembly 

▪ Hospital 

Net zero carbon emissions means the amount of carbon emissions associated with the 

building’s operational energy on an annual basis is zero or negative.  

Operational energy use means any energy required to facilitate the day-to-day operations 

of the development. 

Residual operational energy means any additional energy required by the development to 

operate which remains after accounting for energy efficiency and onsite renewable energy 

infrastructure. 

Green Infrastructure means planned elements of building and landscape design that are 

designed and managed to deliver a wide range of ecosystem services, generally in the form 

of vegetation. 

--/--/20— 
 
 

--/--/20— 
 

--/--/20— 
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EV enabled means development that has been constructed to include the enabling 

infrastructure for EV charging facilities through the installation of end point charging 

infrastructure to be provided at a future point in time. 

Equivalent standard development means a development which shares similar 

characteristics to the proposed development but has only undertaken the minimum steps to 

meet any applicable targets or requirements of relevant regulatory controls.   

53.xx-2 Operation 

The provisions of this clause contain:  

▪ Objectives. An objective describes the desired outcome to be achieved in the 

completed development.  

▪ Standards. A standard contains requirements to meet the objective. A standard should 

normally be met.  

53.xx-3 Requirements 

An application to construct a building or construct or carry our works: 

▪ Must meet all of the objectives of Clauses 53.XX-4 to 53.XX-11. 

▪ Should meet all the Standards or performance measures specified in this clause. 

However, if the responsible authority is satisfied that an application for an alternative 

solution meets the objective, the alternative solution may be considered.  

An application must be accompanied by details of proposed environmentally sustainable 

development measures, including a response to the Standards of this clause, in a 

Sustainability Management Plan. 

53.xx-4 Operational Energy 

 Objectives 

To ensure new development achieves net zero carbon emissions from operational energy 

use. 

To support the inclusion of renewable energy generation and ensure a transition to 

renewable energy sources. 

To ensure higher levels of energy efficiency and reduce pressure on energy networks. 

To support effective energy load management and storage. 

To support development that demonstrates innovation in the delivery of carbon positive 

emission outcomes. 

Standards  

Standard A1 

All residential developments should achieve an average 7 Star NatHERS rating. 

  

--/--/20— 
 

--/--/20— 
 

--/--/20— 
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Standard A2 

All developments should provide the following minimum requirements for onsite 

renewable energy generation:  

DEVELOPMENT REQUIREMENT 

Single dwelling, Two or 

more dwellings on a lot 

(multi- dwellings other 

than apartments) 

A 3kW minimum capacity solar photovoltaic (PV) 

system should be installed for each 1-2 bedroom dwelling 

and an additional 1.0kW per bedroom for each bedroom 

there-after. 

Apartment development Provide a solar PV system with a capacity of at least 25W 

per square metres of the development’s site coverage, 

 

OR 1kW per dwelling. 

Office, Retail, Place of 

Assembly. 

Provide a solar PV system with a capacity of at least 25W 

per square metres of the development’s site coverage. 

Industrial & Warehouse  A solar PV system that is sized to meet the energy needs 

of the building(s) services (lighting, air-conditioning, 

industrial processes). When no industrial process is 

proposed, minimum 1.5kW per tenancy plus 1kW for 

every 150m2 of gross floor area must be provided, 

 

OR Where an energy intensive industrial process is 

likely, maximised based on the available unencumbered 

roof area. 

Note: Alternative renewable energy sources where it can be established that the generation 

would be equal or greater than that generated by solar PV on site are acceptable. 

Standard A3 

All development should be designed to reflect the following hierarchy in achieving net zero 

carbon emissions from all operational energy use: 

1. Design buildings to be all electric; 

2. Design building orientation, envelope and openings to increase energy efficiency; 

3. Selection of energy efficient systems, equipment and appliances; 

4. Onsite generation of renewable energy; 

5. Purchase of offsite renewable energy. 

Standard A4 

All new development should be designed to avoid consumption of natural gas or other 

onsite fossil fuels. 

Standard A5 

 All developments should prioritise the use of passive design to maximise thermal comfort 

while minimising energy consumption for heating and cooling, including through the 

following: 

▪ Optimising building siting and orientation. 

▪ Optimising building envelope design to access winter warming sun, limit summer solar 

heat gain and access dominant cooling breezes. 

▪ Managing wall to glazing ratios. 

▪ External design which uses elements such as wingwalls, balconies, external shading 

devices to provide effective external shading of glazing in habitable rooms from 

summer solar heat loads. 
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▪ Design which allows for containment of spaces that are artificially heated and cooled. 

 Standard A6 

All development should be designed to minimise energy use including: 

▪ Provision of clotheslines to allow natural drying of clothes and bedlinen, that do not 

impact the amenity of external secluded private open space, or internal room function. 

▪ Provision of appropriate energy management systems (such as load management) to 

support use of renewable energy generated onsite and efficient energy consumption 

throughout the day. 

Standard A7 

All development should maximise potential utilisation of solar energy and where 

appropriate, wind, through the following measures: 

▪ Ensuring electrical systems are designed to optimise the onsite consumption of 

generated electricity.  

▪ Optimising roof form, pitch and orientation for photovoltaic arrays and/or solar air or 

water heating. 

▪ Minimising shading and obstructions. 

▪ Designing for appropriate roof structure to accommodate and access equipment. 

▪ Consider spatial requirements for future renewable energy storage or other energy 

management systems.  

 Standard A8 

All residual operational energy should be 100% renewable, purchased through government 

accredited off-site Green Power, power purchasing agreement or similar. 

53.xx-5 Embodied Carbon 

 Objectives 

To encourage development that considers the lifecycle impacts of resource use and 

supports lower carbon emissions. 

Standards 

Standard B1 

Development should reduce the impact of embodied carbon emissions in materials used 

through a combination of the following measures: 

▪ Reusing all, or part, of existing buildings. 

▪ Use of reclaimed or repurposed materials where appropriate. 

▪ Use of new materials with a recycled content.  

▪ Identifying opportunities to substitute high impact materials, such as concrete or steel, 

with materials with lower embodied carbon.  

▪ Selecting materials from sources which have undertaken offsetting of any carbon 

emissions. 

Standard B2 

Development should demonstrate consideration of the potential for future adaptation and / 

or alternate uses where relevant, in the design of buildings. 
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Standard B3 

Development should contribute to the reduction in future embodied carbon through careful 

material selection, including: 

▪ Utilising materials that are durable, reducing need for replacement. 

▪ Utilising materials and construction methods which facilitate future recycling of 

materials. 

▪ Considering the application of ‘design for disassembly’ principles. 

53.xx-6 Sustainable Transport 

 Objectives 

To ensure development supports sustainable and equitable transport patterns through the 

provision of transport infrastructure that prioritises active transport. 

To support and encourage zero emissions transport. 

To support development that is designed to encourage behavioural changes to reduce 

transport related emissions and congestion. 

To ensure that development is designed to accommodate the expected increase in use of 

lower emission modes of transport through the provision of infrastructure that is efficient 

and can adapt to meet changing needs and innovations in transport technology. 
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Standards 

Standard C1 

All development should provide the following rates of bicycle parking:  

DEVELOPMENT REQUIREMENT 

New residential 

development 

A minimum of one secure undercover bicycle space per 

dwelling. Where a lesser provision of bicycle parking is 

proposed, development should demonstrate how 

additional space (i.e. car parking spaces) could be 

repurposed for bicycle parking should demand arise. 

 

A minimum of one visitor bicycle space per 4 dwelling. 

New retail development A minimum of one secure undercover employee bicycle 

parking space per 100 sqm net leasable area. 

 

Visitor bicycle spaces equal to at least 5% of the peak 

visitors capacity. 

New development 

associated with a Place of 

Assembly 

A minimum of 2 secure staff bicycle spaces per 1500 

sqm of a place of assembly. 

 

A minimum of four visitor spaces for the first 1500 sqm 

and 2 additional spaces for every 1500 sqm thereafter. 

New office development A minimum of one secure undercover staff bicycle 

parking space per 100 sqm net leasable area of office. 

 

A minimum of one visitor space per 500 sqm net leasable 

area of office. 

For all other non-

residential uses 

Provide bicycle parking equal to at least 10% of regular 

occupants. 

 

Standard C2 

 

All non-residential developments should provide: 

▪ One shower for the first 5 employee bicycle spaces, plus 1 to each 10 employee bicycle 

spaces thereafter. 

▪ Personal lockers are to be provided with each bicycle space required if 10 or more 

employee bicycle spaces are provided.  

▪ If more than 30 bicycle spaces are required, then a change room should be provided 

with direct access to each shower. The change room may be a combined shower and 

change room. 
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Standard C3 

 

All development should be designed to support the use of electric vehicles through the 

provision of:  

 

DEVELOPMENT REQUIREMENT 

Single dwellings / Two or 

more dwellings on a lot 

Appropriate infrastructure and cabling to support at least 

moderate speed, efficient EV charging (with / without the 

EV charger unit) in each garage / carport. 

Apartment development Electrical capacity capable of supporting the provision of 

an appropriate moderate speed, efficient EV charging 

outlet to all car parking spaces. 

 

Appropriate EV infrastructure and cabling must be 

provided to ensure peak demand is managed for example, 

distribution boards, power use metering systems, scalable 

load management systems, and cable trays or conduit 

installation. 

Non-residential 

development under 5,000 

sqm gross floor area 

Electrical capacity capable of supporting the provision of 

an appropriate moderate speed, efficient EV charging 

outlet to 20% of all staff car parking spaces (or a 

minimum of one space). 

 

Appropriate EV infrastructure and cabling must be 

provided to ensure peak demand is managed, for 

example, distribution boards, power use metering 

systems, scalable load management systems, and cable 

trays or conduit installation. 

Non-residential 

development over 5,000 

sqm gross floor area 

Installed EV charging infrastructure complete with 

chargers and signage to 5% of all car parking spaces. 

 

Electrical capacity capable of supporting the provision of 

an appropriate moderate speed, efficient EV charging 

outlet to 20% of all staff car parking spaces (or a 

minimum of one space). 

 

Appropriate EV infrastructure and cabling must be 

provided to ensure peak demand is managed for example, 

distribution use metering systems, scalable load 

management systems, and cable trays or conduit 

installation. 

Standard C4 

All bicycle parking facilities should be designed for convenient access, including: 

▪ Locating the majority of bicycle parking facilities for occupants at ground level, where 

this does not compromise other relevant objectives. 

▪ For bicycle parking not at ground level, providing the majority within 10 metres of 

vertical pedestrian access ways (i.e. lifts, stairs). 

▪ Providing safe access to bicycle parking facilities in basement carparks via a separate 

line of travel or by clearly signalling cycle priority through surface treatments and to 

facilities accessed via lanes by providing suitable lighting and surveillance. 

▪ Ensuring any lifts used to access bicycle parking areas are at least 1800mm deep. 

▪ Ensuring at least 20% of residential bicycle parking facilities are of a type which 

support equitable access through a combination of well-spaced ground level facilities to 
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support ease of use and provision of parking spaces to accommodate a diverse range of 

bicycles (such as cargo bikes or three wheeled bikes).  

Standard C2 

All car parking facilities should be designed to support the charging of shared or visitor 

vehicles through: 

▪ The provision of a minimum of one EV enabled shared parking space if visitor or 

shared parking spaces are proposed. 

▪ Locating shared EV charging space(s) in highly visible, priority locations. 

▪ Providing clear signage indicating that EV charging is available at the shared space(s). 

Standard C3 

All car parking facilities should be designed to support the charging of motorcycle, moped, 

electric bicycle or scooters through: 

▪ Providing electrical capacity for appropriate charging outlets at the parking / storage 

area. 

▪ Providing a general power outlet for every six vehicle parking spaces to support 

charging.  

 Standard C4 

All development should be designed to support modal shift to more sustainable forms of 

transport through: 

▪ Locating low and zero emission vehicles in a prominent, accessible locations within 

parking facilities.  

▪ Designing car parking facilities to be adaptable to other uses. 

▪ Adopting flexibility in the allocation of car parking spaces to facilitate adaptable uses or 

transfer of ownership. 

53.xx-7 Integrated Water Management 

 Objectives 

To support development that minimises total operating potable water use.  

To support development that reduces the amount of stormwater runoff on site, and 

improves its quality of stormwater, and impacts for stormwater that leaves a development. 

To ensure development considers and addresses the impact of future climate conditions in 

the management of water resources. 

To encourage development that supports innovation in the use and reuse of water 

 Standards 

Standard D1 

All development should be designed to reduce potable water use on site by at least 30% in 

interior and irrigation uses, in comparison to an equivalent standard development, with use 

of roof harvested rainwater supply prioritised in the delivery of reductions. 
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Standard  D2 

Design developments to use water resources efficiently through a range of measures, 

including; 

▪ Collection of rainwater from above ground catchments, and appropriate filtering for on-

site use for toilet flushing as a minimum, and additional uses such as laundry, irrigation, 

wash down facilities, etc. 

▪ Capture of fire-test water for on-site reuse. 

▪ Collection of stormwater for on-site reuse. 

▪ Considering opportunities for onsite recycling of wastewater through the installation of 

approved greywater or blackwater systems. 

▪ Reducing potable water use for irrigation by selection of drought tolerant landscaping, 

design for passive irrigation, and selection of efficient irrigation systems where needed. 

▪ Connecting to a precinct scale Class A recycled water source if available and 

technically feasible (including a third pipe connection to all non-potable sources). 

▪ Providing water efficient fixtures, fittings and equipment. 

Standard  D3 

 

Reduce the volume and flow of stormwater discharging from the site by appropriate on-site 

detention and on-site retention strategies, consistent with catchment scale IWM objectives 

and targets. 

 

Standard  D4 

 

Improve the quality of stormwater discharging from the site by meeting best practice urban 

stormwater standards. 

53.xx-8 Green Infrastructure 

 Objectives 

To deliver development that protects existing landscape values on and adjoining the 

development site, including canopy, vegetation, and habitat for biodiversity. 

 

To deliver development that increases vegetation, particularly indigenous and native 

vegetation, and enhances existing landscape values, connects biodiversity corridors and 

increases the resilience of ecosystems. 

 

To ensure landscaping proposed as part of development will be resilient to future climate 

conditions and supports integrated water management and energy efficiency outcomes. 
 

To support development that increases amenity, improves connections to surrounding 

natural landscapes and supports health and wellbeing. 

 To encourage development that provides opportunities for on-site food production. 
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Standards 
 

Standard E1 

 

All new development should achieve a Green Factor score of 0.55 (0.25 for industrial and 

warehouse uses) 

 

OR 

 

A minimum of at least 40% of the total site coverage area (20% for Industrial or 

Warehouse) must comprise green cover (external landscaping) that delivers at least one of 

the following: 

▪ A minimum of 65% of the required green cover area as new or existing canopy planting 

and a minimum of 35% as understory planting. Canopy planting and understory 

planting can overlap. 

▪ Species selection and associated planting arrangement comprising native and / or 

indigenous species which provides habitat for native fauna. 

▪ Green cover which is located to provide maximum benefit in relation to the cooling of 

the adjoining public realm. Green walls or facades under this pathway must benefit the 

public realm and be on the lower levels of the building. 

Standard E2 

 

Green infrastructure should: 

▪ Support the creation of complex and biodiverse habitat. 

▪ Provide a layered approach, incorporating both understory and canopy planting. 

▪ Provide either native, indigenous and/or climate change resilient exotic plants that 

provide resources for native fauna. 

▪ Support the creation of vegetation links between areas of high biodiversity through 

planting selection and design. 

▪ Ensure species selection is appropriate to address expected future climate conditions. 

 Standard E3 

Siting of buildings should seek to retain existing mature canopy trees (excluding invasive 

species) or significant areas of other green cover which contribute to biodiversity corridors 

and habitat.  

 Standard E4 

Development should ensure appropriate measures are integrated to support the 

establishment and ongoing maintenance of landscaping  

53.xx-9 Climate Resilience 

 Objectives 

To improve the resilience of the built environment to climate change related hazards and 

natural disasters. 

 

To deliver development that reduces the urban heat island effect. 
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 Standards 

Standard F1 

 

Provide at least 75% of the development’s total site area with a combination of the 

following elements to reduce the impact of the urban heat island effect: 

▪ Green infrastructure.  

▪ Roof and shading structures with cooling colours and finishes that have a solar 

reflectance index (SRI) of: 

o For roofing with less than 15 degree pitch, a SRI of at least 80. 

o For roofing with a pitch of greater than 15 degrees, a SRI of at least 40 

▪ Water features or pools. 

▪ Hardscaping materials with SRI of minimum 40.  

Standard F2 

 

New development should demonstrate that future climate impacts have been considered 

and addressed in any design response.  

 

Standard F3 

 

Pedestrian pathways should be designed with thermal comfort in mind.This includes 

incorporating landscaping (tree canopy and other vegetation), shading and covered 

structures.  

53.xx-10 Indoor Environmental Quality 

 Objectives 

 To support development that achieves safe and healthy indoor environments, specifically 

addressing: 

▪ Thermal comfort. 

▪ Thermal safety. 

▪ Access to clean, fresh air. 

▪ Access to daylight and sunlight. 

▪ Harmful indoor air pollutants. 

 To deliver development that considers the impact of future climate conditions on indoor 

environment quality.   
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Standards 

Standard G1 

 

Buildings should be designed to be able to provide appropriate levels of thermal comfort 

without reliance on mechanical heating and cooling systems, as follows:   

DEVELOPMENT REQUIREMENT 

Single dwellings  

Two or more dwellings on 

a lot (other than 

apartments) 

All habitable rooms should be cross ventilated. 

Apartment development 

Residential Buildings 

60% of all apartments should be effectively naturally 

ventilated, either via cross ventilation, single-sided 

ventilation or a combination 

At least 40% of apartments on every floor to be cross 

ventilated. 

Non-Residential 

development 

All regular use areas of non-residential spaces should be 

effectively naturally ventilated; or commensurate 

mechanical measures provided. 

Standard G2 

 

Buildings should achieve a daylight level across the entirety of every habitable room of 100 

lux and of 50 lux across the entirety of any other regularly occupied space. 

 

Standard G3 

 

Internal spaces in buildings should utilise natural light to minimise the use of artificial 

lighting during daylight hours, unless the proposed use of the room is contrary to the 

provision of glazing. 

 

Standard G4 

 

Primary living areas of at least 70% of all dwellings in a development should achieve direct 

sunlight for 2 hours on the 21st day of June to at least 1.5m deep into the room through 

glazing. 

 

Standard G5 

 

Development should include openable external windows to circulation corridors and lift 

lobbies to facilitate natural ventilation for residential development below six storeys. 
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 Standard G6 

Development should use materials which are low toxicity in manufacture and use, and that 

do not cause harm to people or ecosystems. 

53.xx-11 Waste and Resource Recovery  

 Objectives 

To facilitate development that supports functional waste recovery and management.   

To enable the continuous improvement of sustainable waste management and resource recovery.  

 Standards  

Standard H1 

 

Development should include:  

▪ Adequate waste and recycling infrastructure to manage the waste demand of the 

development in a sustainable manner and to support recycling, such as an appropriate 

number of bins, waste chutes, and cleaning facilities.  

▪ Waste and recycling infrastructure and enclosures which are:  

o Adequately ventilated. 

o Integrated into the design of the development. 

o Located and designed for convenient access by occupants and made 

easily accessible to people with limited mobility  

o Signposted to support recycling and reuse. 

▪ Adequate facilities or arrangements for bin washing.  

Standard H2 

 

Development should be designed to facilitate: 

▪ Collection, separation and storage, and where appropriate, opportunities for on-site 

management of food waste through composting or other waste recovery as appropriate. 

▪ Collection, storage, and reuse of garden waste, including opportunities for on-site 

treatment, where appropriate, or off-site removal for reprocessing. 

▪ Collection and storage of glass recycling 

▪ Collection and storage of containers under any Container Deposit Scheme as 

appropriate for the proposed use and scale.  

▪ The provision of adequate circulation space on site to allow waste and recycling 

collection vehicles to enter and leave the site without reversing. 

▪ Waste and recycling separation, storage and collection designed and managed in 

accordance with an approved Waste Management Plan, if required by the responsible 

authority. 

▪ For apartment development, the provision of space for communal storage of additional 

waste streams including E waste, hard waste and textiles. 

Standard H3 

An application should demonstrate through the provision of a Construction / Demolition 

Waste Management Plan, if required by the Responsible Authority, that all practical and 

feasible practices and activities to minimise waste and increase resource recovery will be 

implemented. 
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53.xx-12 Decision guidelines  

Before deciding on an application, in addition to the decision guidelines in Clause 65, the 

responsible authority must consider:  

▪ The extent to which the development meets the objectives and requirements of this 

policy from the design stage through to construction and operation. 

▪ Whether alternative design responses to the identified Standards would achieve greater 

alignment with precinct specific objectives related to environmental sustainability. 

▪ Whether the proposed environmentally sustainable development initiatives are 

reasonable having regard to the type and scale of the development and any site 

constraints. 

▪ The response to any other matters relating to environmentally sustainable development 

outlined in this planning scheme. 

▪ Any relevant water and stormwater management objective, policy or statement set out 

in this planning scheme.  

▪ The contribution the development makes to mitigation of the urban heat island effect 
and adaptation to changing climatic conditions. 

▪ The feasibility and approach to maintenance of proposed green infrastructure. 

▪ The quality of the integrated water management approach proposed for the 

development. 

▪ The impact of the removal of any mature canopy trees or vegetation which contributes 

to natural ecosystems and the measures proposed to mitigate these impacts. 

 

--/--/20— 
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6. OTHER BUSINESS 

6.1 GENERAL PLANNING INFORMATION: SCHEDULED VCAT APPLICATIONS  
 

 
 
The General Planning Information attached at Appendix A contains lists of: 

• Scheduled VCAT appeals for the information of the Planning Committee. The table 
includes appeals heard as well as those scheduled for the coming months (but does 
not include mediations and practice day hearings). 

 

Officer Recommendation 

 
That the General Planning Information attached as Appendix A be noted. 
 
 

RELATED DOCUMENTS 

Nil 
 

Attachments 

• Decisions Determined by VCAT (Appendix A) ⇩   
 

PC_14062022_AGN_2009_AT_files/PC_14062022_AGN_2009_AT_Attachment_12783_1.PDF
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Delegate Decisions before VCAT 

-  

Planning Committee Decisions before VCAT 

 

NOVEMBER 2021 
Date of 

Hearing 

App. No. Property/Ward Proposal Council Decision/Nature of 

Appeal 

VCAT Decision 

10/11/2021  D/425/2020 

58 Clindin Street, 
Northcote 

 

North Central 

Proposed construction of a medium 
density development comprising four 

dwellings, as shown on the plans 
accompanying the application. 

Failure Appeal - Council has 
formed a position to oppose 

the application. 

Council’s decision set 
aside – Permit granted 

 

DECEMBER 2021 
Date of 

Hearing 

App. No. Property/Ward Proposal Council Decision/Nature of 

Appeal 

VCAT Decision 

13/12/2021  D/474/2020 

1 Timmins Street, 
Northcote 

 

South  

Double storey extension to the rear of 
the existing shop/residence comprising 
additional commercial floorspace and a 
new dwelling above and a reduction to 
the car parking requirement, as shown 

on the plans accompanying the 
application. 

Section 87 appeal 
(Amendment to existing 

permit) 
Withdrawn 
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JANUARY 2022 
Date of 

Hearing 

App. No. Property/Ward Proposal Council Decision/Nature of 

Appeal 

VCAT Decision 

18/01/2022 D/217/2021 

2 Jacka Street, 
Preston 

 

West 

A medium density housing 
development comprised of the 

construction of two (2) side-by side 
double storey dwellings 

Failure Appeal – Council 
formed a position to oppose 

the application. 

Council’s decision set 
aside. 

19/01/2022 D/352/2020 

31 Albert Street, 
Preston 

 

Central 

Proposed change of Liquor Licence 
trading hours pursuant to clause 52.27 

of the Darebin Planning Scheme 

Failure Appeal – Council has 
formed a position to oppose 

the application. 

Council’s decision set 
aside. 

21/01/2022 

Preliminary 
hearing 

D/461/2020 

620-622 High Street, 
Preston 

 

Central 

A mixed-use development comprising 
construction of a five (5) storey building 
plus a basement level; use of land for 

the purpose of 27 dwellings and two (2) 
retail premises (shop); and reduction in 

the car parking requirement 

Notice of Decision – Objector 
Appeal. 

Awaiting Decision on 
whether objectors 

appeal will be allowed 

Result 

The purpose of this preliminary hearing was to, among other things, consider an extension of time for lodging the application for review.  At 
the Hearing, the objector indicated that they were not aware that the application may have been lodged outside the required timeframe and 
were not therefore prepared to argue their case. Accordingly, VCAT decided to re-list the preliminary hearing to enable the applicant, and 
other parties, to prepare submissions as to whether the application was lodged outside the required timeframes and, if so, whether the 
Tribunal should exercise its powers to extend the time for lodgement. The re-listed hearing has taken place and Council is awaiting VCAT’s 
decision on whether the objector should be allowed to pursue their objection. 

27/01/2022 D/167/2020 
171 Victoria Road, 

Northcote 
Construction of two double storey 

dwellings on the lot 
Refusal – Applicant Appeal 

Council’s decision 
affirmed 

28/01/2022 

Compulsory 
conference 

D/672/2020 12 Carson Street  

Construction of a three (3) storey 
mixed-use development (comprised of 
two (2) dwellings above a shop) and a 

reduction of car parking 

Notice of Decision – Objector 
Appeal. 

Council’s decision 
varied (by consent) – 

Permit granted 

Result The parties were able to reach an agreement by consent. 
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FEBRUARY 2022 
Date of 

Hearing 

App. No. Property/Ward Proposal Council Decision/Nature of 

Appeal 

VCAT Decision 

3/02/2022 

Compulsory 
conference 

D/18/2021 

58 Herbert Street, 
Northcote 

 

South   

Partial demolition and construction of a 
two storey extension on a lot less than 
300 square metres and affected by a 
Heritage Overlay and a Design and 

Development Overlay 

Notice of Decision – Objector 
Appeal. 

 

Result  

 

 

MARCH 2022 
Date of 

Hearing 

App. No. Property/Ward Proposal Council Decision/Nature of 

Appeal 

VCAT Decision 

01/03/2022 

 
D/650/2021 

217 Wood Street, 
Preston  

 

Central   

Medium density housing development 
comprising the construction of five (3) 

triple storey dwellings 

Notice of Refusal – Applicant 
Appeal. 

Council’s decision set 
aside (by consent) – 

Permit granted 

Result 
The parties were able to reach agreement as to a suitable form of development, as such, they were in position that Council’s refusal could be 
set aside by consent. 

22/03/2022 D/664/2020 
765 – 769 Gilbert 
Road, Reservoir 

Use as a Funeral Parlour and buildings 
and works comprising the construction 

of a single storey extension 

Notice of Refusal – Applicant 
Appeal. 

Council’s decision set 
aside – Permit granted 

23/03/2022 

Compulsory 
conference 

D/315/2018/A 

D/312/2018/B 

7 Eunson Avenue, 
Northcote  

 

South   

Various amendments to the proposal 
Notice of Decision to Amend 

– Objector Appeal. 

Council Decision set 
aside – Application 

remitted 

Result Application remitted back to Council for reconsideration, including matters of non-compliance 
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APRIL 2022 
Date of 

Decision 

App. No. Property/Ward Proposal Council Decision/Nature of 

Appeal 

VCAT Decision 

7 April 2022 D/664/2020 

Gilbert Road 765-769, 
Reservoir 

West 

 

Use as a Funeral Parlour and buildings 
and works comprising the construction 

of a single storey extension 
Committee refusal (contrary) 

Council’s decision set 
aside – Permit granted 

12 April 2022 

 
D/725/2021/A 

2-4 Tiernan Street, 
Preston 

 

South East 

A medium density housing 
development comprised of the 

construction of four (4) double storey 
dwellings amended as follows: 1. 

Construction of eight (8) double storey 
dwellings 2. A reduction in the car 

parking requirement 

Failure Appeal – Council 
formed a position to support 

the application. 

Council’s support 
affirmed  

– Permit granted 

14 April 2022 
D/315/2018/A, 
D/312/2018/B 

Eunson Avenue 7, 
Northcote 

South 

Various amendments to the proposal 
Notice of Decision to Amend 

– Objector Appeal 
Remitted back to 

Council 

  

19 April 2022 
D/188/2019/A 

  

6A Christmas Street, 

Northcote 

South 

construction of a single storey dwelling  
Notice of Refusal – Applicant 

Appeal. 
Council’s decision set 
aside – Permit granted 
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MAY 2022 
Date of 

Decision 

App. No. Property/Ward Proposal Council Decision/Nature of 

Appeal 

VCAT Decision 

11 May 2022 D/474/2020 

25 Separation Street, 
Northcote 

(Northcote Plaza) 

South Central 

Use of the land for accommodation 
(dwellings) and a place of assembly 

Use of the land to sell liquor 

To construct a building and construct 
or carry out works 

To reduce the standard car parking 
requirement 

Notice of Refusal – Applicant 
Appeal. 

Council’s decision set 
aside – Permit granted 

13 May 2022 

 
D/49/2020 

38 Mansfield Street, 

Thornbury 

South Central 

 

Construction of two dwellings 
Notice of Refusal – Applicant 

Appeal. 
Council’s decision set 
aside – Permit granted 
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7. CONSIDERATION OF REPORTS CONSIDERED CONFIDENTIAL    

8. CLOSE OF MEETING  
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