
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
AGENDA  
 
Planning Committee Meeting to be held at  
Council Chamber 
Darebin Civic Centre, 
350 High Street Preston  
on Monday 15 June 2020 at 6.00 pm. 
 
 
Due to the current COVID-19 health crisis and associated 
requirements residensts and interested persons are strongly 
encouraged to view this meeting online. Any person attending the 
meeting will be required to observe appropriate social disctancing 
requirements and adhere to the directions of Council Officers in  
relation to Public Question Time and any submissions.  
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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. Susan Rennie (Mayor) (Chairperson) 

Cr. Susanne Newton (Deputy Mayor) 

Cr. Steph Amir 

Cr. Gaetano Greco 

Cr. Tim Laurence 

Cr. Kim Le Cerf 

Cr. Trent McCarthy 

Cr. Lina Messina 

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 11 May 2020 be confirmed as 
a correct record of business transacted. 
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5. CONSIDERATION OF REPORTS 

5.1 AMENDMENT TO  DEVELOPMENT PLAN POD/1/2006 
205 Bell Street Preston 

 

Author: Senior Planner  
 

Reviewed By: General Manager City Sustainability and Strategy  
 

 
 

Applicant Owner Consultant 

GC (Bell) Pty Ltd Asian Pacific Property 
Investments Pty Ltd 

Urban Habitat 
MALA Studio 
Cardno 

 
SUMMARY 

• The proponent (Asia Pacific Building Corporation Pty Ltd) of the Bell Centre (formerly 
PANCH site) is proposing to amend the approved Development Plan 

• The proponent seeks to make a minor amendment to Stage 3B and Stage 3C of the 
development plan comprising the following: 

• Change of use of the former nurses building and former hospital building, removing 
student accommodation and dwelling to consolidate the predominant use across 
the site and addition of a bus/ pickup/ drop of area towards Hotham Street frontage 
of the former nurses building  

• Temporary Landscape Works north of the former nurses building 

• This is a minor amendment with no adverse amenity impacts and notice of the application 
was not required 

• Recommendation – that Planning Committee approve the amendment to the 
Development Plan 

 
CONSULTATION: 

• Formal notification of amendments to development plans is not a requirement under the 
Planning and Environment Act 1987 (as amended) 

• As the amendment is considered minor in nature, and generally in accordance with the 
purpose of the Development Plan and the Development Plan Overlay – Schedule 5, no 
informal notification has occurred 

• The application has been referred internally to Council’s Climate Emergency and 
Sustainable Transport Department 

 

Recommendation 

 
THAT Planning Committee approve the amendment to the Development Plan 
 
 

INTRODUCTION AND BACKGROUND 
 
Development Plan History 
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The original Development Plan relating to the subject land was approved by Council on 5 
December 2000.  The original Development Plan allowed the development of the subject land 
for the purpose of a residential building (student housing units and a hotel), conference centre, 
offices, a medical centre, a restaurant and associated car parking.  Stages 1, 2 and 2A of this 
approved Development Plan have been constructed and currently operating on the site. The 
main purpose of the development plan was to guide the change in use and development from 
a hospital into accommodation and convention facilities. 
 
The Development Plan has since been amended on twelve different occasions allowing 
modifications to both development and uses on the land. The amount on amendments is not 
unusual given the use and development of the site has spanned 20 years and had to respond 
to constant social and economic changes.  

 
The eleventh, and most recent, amendment to the Development Plan was approved on 1 June 
2014 and allowed the introduction of a medical centre use as an alternate land use to the 
approved office use across levels 1, 2 and 4 of the south office building. 

 
Planning Permit History 
 
Since the Development Plan has been approved there have been several Planning Permits 
issued for the site.  The permits are all generally in accordance with approved Development 
Plan.   

• Planning permit D234/2001 was issued on 20 September 2001 and allowed student 
accommodation in the Stage 1 building 

• Planning Permit D933/2001 was issued on 7 March 2002 and allowed ‘Development and 
use of part of the land as Student Accommodation and Hotel Accommodation and 
associated ancillary uses, in accordance with the endorsed plans 

• Planning Permit D/804/03 was issued by Council on 3 March 2004 to allow the public 
use of the conference centre associated with the residential building (student 
accommodation) and hotel 

• Planning Permit D/356/2006 was issued by Council on 17 November 2006, to allow the 
use and development of the land for the purpose of a residential building (serviced 
apartments and student accommodation), office, conference centre, a 40 seat 
convenience restaurant and a 140 seat restaurant, to reduce the car parking, bicycle and 
loading bay requirements and to alter access to a road. This permit has since been 
amended to allow function centres (totalling 420 seats), a 200 seat restaurant, tavern for 
70 persons, 17 dwellings, shops and postal agency (with a maximum combined floor 
area of 300 square metres) along with other building alterations 

• Planning Permit D/250/2007 was issued by Council on 24 May 2007 to allow buildings 
and works for the construction of a car park and changes resulting from this construction 

• Planning Permit D/229/2007 was issued by Council on 17 August 2007 to allow the 
construction of a flagpole 

 
Planning Permit D/536/2006 is the approval that is most relevant to this current request and 
allows use and develop of the land for the purpose of a residential building (student 
accommodation), office, conference centre, food and drink premises, licensed 140 seat 
restaurant and motel and to waive the car and bicycle parking requirements as shown on the 
plans accompanying the application on 16 January 2020.  
 
Council received an application to amend Planning Permit D/933/2001/B to remove use of part 
of the land as Student Accommodation and to allow additional Hotel Accommodation on 16 
January 2020. 
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ISSUES AND DISCUSSION 
 
Subject site and surrounding area 

• The subject land is located on the south side of Bell Street, a short distance east of Plenty 
Road and is commonly known as Rydges Bell City (formerly PANCH) 

• The site is regularly dimensioned and is occupied by a number of multi storey buildings 
with a mix of uses, including office, residential hotel, dwellings function / conference 
centre, food and drink premises. The proportion of the site subject to the current 
amendment is the southern side of the property, occupied by a six (6) storey office 
building known as the ‘south office building’ 

• To the south of the site are residential properties, comprising a mixture of single and 
double storey original and infill housing 

• The site falls to a low point in the centre of the site before rising up gradually to the 
residential properties 

• Access to the south office building is via Hotham Street to the west, which leads into the 
existing car park.  Shared car parking facilities can also be accessed via the vehicle 
entrance from Bell Street 

• Hotham Street, although residential zoned, is represented by both residential and 
commercial land uses 

• The following services are available in proximity to the site: 

o Tram route 86 is available along Plenty Road – 125 metres 

o Bell (train) station is available west of High Street – 651 metres 

o Various bus services run east west along Bell Street 

o Preston central is located to the north west of the site, 960 metres 

 
Proposal 

• Approval is sought for an amendment to the current approved Development Plan.  This 
amendment includes the following changes: 
 

Stage 3B – incorporates two amendments across the site: 

• Bus pick up/drop off 

• and change of use for former nurses building and former hospital building, removing 
student accommodation 
  

Stage 3C 

• Interim Landscape Works 
 

    PLANNING ASSESSMENT 
 
Development Plan Overlay – Schedule 5 

In accordance with Clause 43.04-3 of the Darebin Planning Scheme, the Development Plan 
may be amended to the satisfaction of the Responsible Authority.   

The development plan should address the elements of the Guiding Principles – PANCH 
Redevelopment Site, Development Principles Lot 1, Development Principles Lot 2, and 
Development Principles Lot 3, relevant to the site including a plan drawn to scale which shows: 
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• The layout of existing and proposed buildings and works 

• All buildings to be retained 

• Proposed uses on all parts of the land 

• The location of all open space areas 

• The staging of all development 

• The proposed subdivision of the development 

• A traffic management plan outlining traffic requirements both within and outside the site 

• Details of the treatment of all internal roads, road connections to the adjoining road 
network and the location and nature of other transport facilities to service the 
development 

• Details of vegetation retention enhancement and removal 

• Urban design guidelines 

 
The amended Development Plan includes plans which show the above. 

Stage 3B – incorporates two amendments across the site: 

• Bus pick up/drop off and change of us across two primary existing buildings 

• The bus pick up and drop off will provide a designated area on the south-western side of 
the former hospital building. The two existing crossovers that provide access from 
Hotham Street will be utilised for the bus area 

• Two car park spaces are to be removed to allow movement for the shuttle buses within 
the car parking area 

• Change of use from student accommodation to hotel rooms. This will remove all student 
accommodation from the site 
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Change of Use Hotel Accommodation Use  
 
The change of use will not require any internal rearrangement of rooms and does not increase 
the number of rooms operating across the site. It is simply a change from one category of 
accommodation to another. 
 
Presently the former nurses building (Breakfree) contains 366 Hotel rooms and 17 dwellings 
(student accommodation). 

The change of use as proposed for Stage 3B would allow for a total of 822 hotel rooms within 
the two buildings and ancillary ground floor uses. 
 
Stage 3C Interim Landscape Works 
 
The proposed landscape works are to be located north of the Breakfree building and are 
targeted at improving the amenities on offer for hotel guests. These amenities include multi-
use courts, new garden beds and planting along each interface of the communal recreation 
area surrounding the existing pool. These amenity and landscaping improvements are 
proposed to be temporary installations and do not form part of the longer-term plans for Stage 
D of the development. Council’s Climate Emergency and Sustainable Transport Unit has 
reviewed a Traffic Assessment report provided with the application and has no objection to the 
reduction in car parking spaces to accommodate the Interim Landscaping Works 
 

POLICY IMPLICATIONS

 
 Planning Policy Framework (PPF) 
 
The PPF seeks to facilitate the location of mixed accommodation types that responds to local 
needs with consideration given to demographic trends, the existing and future demand 
requirements and the integration of services into communities.  The site benefits from being 
well located in terms of public transport, access to Preston Central and Bell Street.   
 
Local Planning Policy Framework (LPPF) 
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Clause 21.04 provides a Strategic economic framework to support economic growth within the 
municipality. 
 
Council supports the transition of the local economy to one that encourages the development 
of commercial office market and employment growth providing local jobs commensurate with 
population growth. 
 
The Framework identifies the importance of Bell Street corridor and the facilitation of 
commerce uses along this arterial road, within the local cluster of activity centres. The provision 
of a residential hotel with conference and business facilities responds to the strategic 
framework that seeks to provide service-based employment within the surrounding area. The 
proposal also responds to identified need for additional hotel beds and convention facilities as 
identified in the Darebin Economic Land Use Strategy. 
 
Clause 21.04-4 of the Darebin Planning Scheme encourages affordable student housing near 
major educational institutions.  
  
The student accommodation market within the last 15 years has altered dramatically with the 
rising number of international students resulting in the need for a more specialist land use that 
provides pastoral care and the provision of a range of student amenities and services. This 
has seen an increased provision in larger stand-alone student accommodation and a reduction 
of student accommodation that is integrated with service apartments or other uses. The 
applicants have also advised that student accommodation does not integrate well with hotel 
offer and undermines the vision for the site to become a premier accommodation and 
convention hub.  
 
Both the existing and proposed future use of the subject site are not appropriately designed to 
provide pastoral care or other services that students require and it is considered that student 
accommodation can be locate more appropriately to Latrobe University or on larger stand-
alone sites. 
 
Mixed Use Zone 
 
The land is included within the Mixed Use Zone, a purpose of which is: 

To provide for a range of residential, commercial, industrial and other uses which 
complement the mixed-use functionality of the locality.   

The proposed amendment removes the student accommodation use on the site however it is 
considered the use of the site as a hotel, function, centre, medical centre etc still provides a 
range of uses which complements the mixed use functionality of the locality and the long term 
vision for the Bell Street corridor.   
 
Guiding Principles – PANCH Redevelopment Site  
 
The amended development plan is generally in accordance with the Guiding Principles – 
PANCH Redevelopment Site, which state that it is the council’s objective to achieve an 
integrated mixed-use development, which provides opportunities for residential, medical, 
community commercial and education uses as well as the preservation of urban character and 
landscape features.  
 
The proposed conversion of student accommodation units into hotel rooms reflects the 
transition of the site and the broader surrounding area since the drafting of the PANCH 
redevelopment guiding principles almost 15 years ago between 2001 and 2006. 
 
The guidelines include the wording “consider the provision of residential use, including for 
students and the aged. 
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This principle is addressed through the approved development of Stage 3D which incorporates 
the construction of 272 dwellings within the central portion of the building, providing a diversity 
of dwelling sizes that would be suitable for a range of households including students and older 
residents. 
 
Car Parking and Access 
 
Section 8.5 of the approved Development Plan outlines the car parking requirements on the 
site.  
 
The application is accompanied by a Traffic Assessment report which Council’s Climate 
Emergency and Sustainable Transport Unit have assessed and consider appropriate. the 
proposal and do not object to the removal of two car spaces to accommodate the shuttle bus 
movements within the site.  
 
It is noted that the ancillary uses across the site will benefit from the site being included within 
the Principal Public Transport Network (PPTN)  
 
The traffic generation characteristics of the hotel accommodation use are not expected to be 
dissimilar from that of the approved student accommodation use. 
 

POLICY IMPLICATIONS 
 
Environmental Sustainability 
Nil 
 
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 
 

DISCLOSURE OF INTERESTS 
 
Section 80C of the Local Government Act 1989 requires members of Council staff and persons 
engaged under contract to provide advice to Council to disclose any direct or indirect interest 
in a matter to which the advice relates. 
The Manager authorising this report, having made enquiries with relevant members of staff, 
reports that no disclosable interests have been raised in relation to this report. 
 

 
RELATED DOCUMENTS 

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

• The Bell Centre - Development Plan (Appendix A) ⇩  

• The Bell Centre - Landscape Concept Plan (Appendix B) ⇩  

• The Bell Centre - Staging Plans (Appendix C) ⇩   

DISCLOSURE OF INTEREST 
 
Section 80C of the Local Government Act 1989 requires members of Council staff and persons 
engaged under contract to provide advice to Council to disclose any direct or indirect 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. 
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5.2 PLANNING PERMIT APPLICATION D/827/2018 
26 ELLIOT STREET RESERVOIR VIC 3073 

 

Author: Statutory Planner  
 

Reviewed By: General Manager City Sustainability and Strategy  
 

 
 

Applicant 
 
Ms Designer Living 
 

Owner 
 
Future Investings Pty Ltd 
 

Consultant 
 
Architectural Home Designs 
 

 
SUMMARY 

• It is recommended that the application be supported and that a Notice of Decision be 
issued subject to conditions 

• The proposal is to construct three (3) new double storey dwellings on a corner site. The 
existing single storey dwelling on the site is to be demolished 

• As detailed in the assessment report the proposal complies with the objectives of the 
Darebin Planning Scheme 

• Eight objections and one petition (54 signatories) were received against the application 

• The site is located in the General Residential – Schedule 1 and is affected by the 
Development Contributions Plan and Special Building Overlays 

• The site area is greater than 650 square metres (approximately 667 square metres) and 
therefore the minimum garden area requirements applies 

• The mandatory garden area requirement is 35% or 234.5 square metres.  The proposal 
achieves a garden area of 46.8% or 313.9 square metres 

• There is no restrictive covenant on the title for the site 

• A Cultural Heritage Management Plan (under the Aboriginal Heritage Act 2006) was not 
required as the site is not located in an area of cultural heritage significance 

 

CONSULTATION: 

• Public notice was given via 2 signs posted on site and letters sent to surrounding owners 
and occupiers 

• This application was referred internally to Assets and Capital Delivery, Climate 
Emergency & Sustainable Transport, Council’s Environmentally Sustainable 
Developments Officer and Parks and Open Space Units. This application was not 
required to be referred to other Council units 

• This application was referred externally to Melbourne Water 
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Recommendation 

That Planning Permit Application on D/827/2018 be supported and a Notice of Decision to 
Grant a Permit be issued 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.  The 

plans must be drawn to scale with dimensions and must be generally in accordance 

with the plans submitted with the application (identified as ‘Job No. 20194098 – 

Proposed Unit Development at no. 26 Elliot Street Reservoir’, authored by MS designer 

living, dated 26/09/2019) but modified to show: 

 

Finished floor levels and setbacks to the dwellings and car parking structures in 
accordance with condition no. 21 of this Permit 

(a) The setback to Chauvel Street of the ground floor western wall of the family room 
to Unit 1 increased to align with the adjoining western wall of the kitchen. No 
other ground floor setbacks of Unit 1 are to be decreased 

(b) The setback to Chauvel Street of the first floor western wall of Bedroom 4 to Unit 
1 increased to align with the western wall of the adjoining bathroom.  No other 
upper floor setbacks of Unit 1 are to be decreased 

(c) The external architectural detailing to the en-suites of Unit 2 and 3 so that they 
appear secondary to the porches of each unit. This is to be achieved by the 
simplification of external materials and a change to the roof form 

(d) Additional screening to the fence associated with the northern and eastern 
boundary fencing of Unit 3 to prevent overlooking into the habitable windows of 
no. 18 Chauvel Street and the secluded private open space of no. 24 Elliot 
Street. The additional screening must: 

• Be no more than 2.5 metres in total height; and 

• If necessary, the fence height may be increased by raising the height of the 
fence or by the provision of free-standing self-supporting trellis adjacent the 
fence to the required height.  If utilised, such trellis must be a maximum of 
25% open and be fixed, permanent, durable and coloured or painted to 
blend with the development 

(e) The provision of pedestrian visibility splays measuring 2.0 metres (width across 
the frontage) by 2.5 metres (depth into the site), to the sides of the crossovers to 
Elliot Street and Chauvel Street, both existing and proposed.  Where within the 
subject 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 

(f) A Stormwater Management System Report in accordance with Condition no. 4 of 
this Permit 

(g) A landscape plan in accordance with Condition no. 5 of this Permit 

(h) Modifications in accordance with the Sustainable Design Assessment (Refer to 
Condition no. 9 of this Permit) 
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(i) Annotations detailing Tree Protection Zone(s), associated tree protection fencing 
and tree protection measures in accordance with the requirements of Condition 
no. 8 of this Permit 

(j) The location of all plant and equipment (including site services such as 
gas/water/electricity meeting, air conditioners, bins and the like). These are to be 
co-located where possible, screened to be minimally visible from the public realm 
and adjacent properties, located as far as practicable from site boundaries and 
integrated into the design of the building 

(k) A modified comprehensive schedule of external materials, colours and finishes 
(including colour samples). The schedule of materials must be modified in the 
following manner: 

• The number of different cladding options reduced to be no more than 3 
materials at the upper floor, including the cladding to the porch elements 

• The colours of the materials should draw upon the existing character of the 
area which is typically exhibits creams, browns and reds 

• The use of render at the uppermost level will not be increased from that 
shown on the advertised plans 

2. The development as shown on the endorsed plans must not be altered without the prior 

written consent of the Responsible Authority 

3. 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 

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

4. Before the development starts, a detailed Stormwater Management System Report 

must be submitted to the satisfaction of the Responsible Authority and be approved in 

writing by the Responsible Authority. 

 The Stormwater Management System Report must include: 

(a) Details of how the stormwater management system is designed to meet the 

current best practice performance objectives for stormwater quality as contained 

in the Urban Stormwater Best Practice Environmental Management Guidelines 

(Victorian Stormwater Committee, 1999), including; 

• An assessment using an industry recognised stormwater tool; 

• 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;  

• The location of stormwater treatment measures in relation to buildings, 

sealed surfaces, neighbouring properties and landscaped areas;  

• A plan illustrating where all impervious surfaces will be treated; and  
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• 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) Construction and maintenance details to be provided for all WSUD treatments, 

including rainwater tanks; and  

(e) A notation that the overflow systems for the rainwater tanks must be gravity fed to 

the legal point of discharge and not serviced by overflow pumps. 

 

The development must be constructed and maintained in accordance with the requirements/ 

recommendations of the approved Stormwater Management System Report to the satisfaction 

of the Responsible Authority. 

5. Before buildings and works start, a detailed Landscape Plan to the satisfaction of the 

Responsible Authority must be submitted to and approved by the Responsible 

Authority.  When the Landscape Plan is approved, it will be endorsed and will then form 

part of this Permit.  The Landscape Plan must be prepared by a suitably qualified 

person and must incorporate: 

(a) 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 

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

(c) A diversity of plant species and forms. All proposed planting must be to the 
satisfaction of the responsible authority 

(d) 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 are to have a minimum height of 1.6 
metres in 40 litre containers at the time of installation. Canopy trees must have 
the following minimum widths at maturity: small canopy (4 metres), medium 
canopy (6 metres), large canopy (10 metres) 

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

(f) 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 

(g) Hard paved surfaces at all entry points to dwellings 

(h) All constructed items including letter boxes, garbage bin receptacles, lighting, 
clotheslines, tanks, outdoor storage etc 

(i) Type and details of edge treatment between all changes in surface (e.g. Grass 
(lawn), gravel, paving and garden beds) 
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(j) An outline of the approved building/s including any basement, the location of 
entry doors, windows, gates and fences must be shown on the landscape plan. 
The location of both existing and proposed overhead and underground 
services.  Conflicts of such services with the existing and proposed planting must 
be avoided 

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

(l) Scale, north point and appropriate legend. Landscape plans are to be clear, 
legible and with graphics drawn to scale, and provide only relevant information 

6. The landscaping as shown on the endorsed Landscape Plan must be completed to the 

satisfaction of the Responsible Authority before the development is occupied and/or the 

use starts or at such later date as is approved by the Responsible Authority in writing 

 

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. 

7. The landscaping as shown on the endorsed Landscape Plan must be maintained, and 

any dead, diseased or damaged plant replaced in accordance with the endorsed 

Landscape Plan to the satisfaction of the Responsible Authority 

8. Before buildings and works (including demolition) start, tree protection fencing must be 

erected as detailed in accordance with the following requirements to define a Tree 

Protection Zone (TPZ) 

Tree  TPZ (radius from the 
base of the trunk) 

Tree 1 – Council street tree located within the naturestrip of 
Elliot Street adjacent to the subject site. 

 

6.0 metres 

Tree 2 – Council street tree located within the naturestrip of 
Chauvel Street adjacent to the Unit 1 on the subject site. 
 

4.5 metres 

Tree 3 – Council street tree located within the naturestrip of 
Chauvel Street adjacent to the Unit 2 & Unit 3 on the subject 
site. 
 

3.0 metres 

Tree 4 – located within the adjoining property to the east 
(no. 109 Rathcown Road) adjacent to the common 
boundary at the front of the site 

2.0 metres 

(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 

(b) Tree protection fencing must be constructed of star pickets and chain mesh (or 

similar) and remain in place until construction if complete, to the satisfaction of 

the Responsible Authority 

(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) No vehicular or pedestrian access, trenching or soil excavation is to occur within 

a TPZ, save for that allowed to complete the approved development 
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(e) No storage or dumping of tools, equipment or waste is to occur within a TPZ 

(f) Where applicable to a tree on a neighbouring lot, a TPZ only applies where within 

the subject site 

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

nature strip 

 

Any pruning that is required to be done to the canopy of any trees retained on-site is to be 

done by a suitably qualified person to Australian Standard – Pruning of Amenity Trees AS 4373 

– 1996, Standards Australia. 

 

Any pruning of the root system of any existing tree to be retained is to be done by hand by a 

suitably qualified person. 

9. Before the development starts, a Sustainable Design Assessment (SDA) generally in 

accordance the submitted document (identified as ‘Project No. 21344 - 26 Elliott Street 

Reservoir prepared by Architectural Home Designs and dated 17 April 2019) detailing 

sustainable design strategies to be incorporated into the development to the 

satisfaction of the Responsible Authority must be submitted to, and approved in writing 

by the Responsible Authority. The document is to be amended as follows: 

(a) Window operation to be shown on the plan to maximise ventilation 

i. Operation must not reduce the effectiveness of screening for overlooking 

(b) External operable sun shading devices (excluding roller shutters) to all west 
facing habitable room windows/ glazed doors. Where sun shading devices are 
being utilised a dimensioned section diagram or photograph must be included to 
demonstrate the shading type and effectiveness 

(c) 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 being utilised a dimensioned section diagram must be 
included to demonstrate their effectiveness. Shading must not to extend within 1 
metre of a property boundary 

(d) Provision made for FOGO bins to all dwellings 

(e) BESS IEQ 3.3 credit removed as only one of the units faces north 

(f) BESS Urban ecology score calculated on total vegetation cover as required 
rather than garden area provision 

(g) STORM rating updated in line with the Stormwater management System Report 
and the modifications to the plans as a result of meeting the condition no.1 
requirements 

 
The development must be constructed in accordance with the requirements/ recommendations 

of the SDA to the satisfaction of the Responsible Authority. 

 

Prior to the occupation of the development, a report from the author of the SDA, approved 

pursuant to this permit, or similarly qualified person or company, must be submitted to the 

Responsible Authority. The report must be to the satisfaction of the Responsible Authority and 

must confirm that all measures specified in the SDA have been implemented in accordance 

with the approved Plan. 

10. The carport to Unit 3 must be open, removable (with stirrup footings) and not be 

dependent on any other structure for support 
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11. Before the development starts, a detailed Site Management Plan must be submitted to 

the satisfaction of the Responsible Authority and be approved in writing by the 

Responsible Authority.  The plan must describe how the site will be managed prior to 

and during the construction period and set out requirements for: 

(a) Erosion and sediment 

(b) Stormwater 

(c) Litter, concrete and other construction wastes 

(d) Chemical contamination 

 

The site and development must be managed in accordance with the requirements/ 

recommendations of the approved Site Management Plan to the satisfaction of the 

Responsible Authority. 

12. At the completion of the constructed ground floor level(s), and before the 

commencement of the building frame or walls, the ground floor level(s) must be 

confirmed. This confirmation must be in the form of a report from a licensed land 

surveyor and must be submitted to the Responsible Authority no later than 7 days from 

the date of the inspection.  The upper floor level(s) must be confirmed before an 

Occupancy Permit is issued in the form of a report from a licensed land surveyor and 

submitted to the Responsible Authority 

13. Before the dwellings are occupied, 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 

14. The external lighting must be designed, baffled and/or located to ensure that no loss of 

amenity is caused to adjoining and nearby land, to the satisfaction of the Responsible 

Authority 

15. Except for the Carport to Unit 3, no buildings or works are to be constructed over any 

easement or other restriction on the land or any sewers, drains, pipes, wires or cables 

under the control of a public authority or the Responsible Authority without the prior 

written consent of the Responsible Authority and any relevant authority 

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

17. With the exception of guttering, rainheads and downpipes, all pipes, fixtures, fittings 

and vents servicing any building on the land must be concealed in service ducts or 

otherwise hidden from view to the satisfaction of the Responsible Authority 

18. No plant, equipment, services or architectural features other than those shown on the 

endorsed plans are permitted above the roof level of the building/s without the prior 

written consent of the Responsible Authority 

19. Provision must be made on the land for letter boxes and receptacles for newspapers to 

the satisfaction of the Responsible Authority 

20. Before occupation of the development, 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; and 
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(d) Drained 

 

to the satisfaction of the Responsible Authority. 

Car spaces, access lanes and driveways shown on the endorsed plans must not be used for 

any other purpose.  

 

Melbourne Water Conditions No. 21-32: 

21. Prior to the endorsement of plans, amended plans must be submitted to Council and 

Melbourne Water addressing Melbourne Water's conditions. Plans must be submitted 

with surface and floor levels to Australian Height Datum (AHD) and modified to show: 

(a) The finished floor level of dwelling 1 must be set no lower than 81.20 metres to 

Australian Height Datum, which is 300mm above the applicable flood level of 

80.90 metres to Australian Height Datum 

(b) The finished floor level of garage 1 must be set no lower than 81.05 metres to 

Australian Height Datum, which is 150mm above the applicable flood level of 

80.90 metres to Australian Height Datum 

(c) The finished floor level of dwelling 2 must be set no lower than 81.45 metres to 

Australian Height Datum, which is 300mm above the applicable flood level of 

81.15 metres to Australian Height Datum 

(d) The finished floor level of garage 2 must be set no lower than 81.3 metres to 

Australian Height Datum, which is 150mm above the applicable flood level of 

81.15 metres to Australian Height Datum 

(e) The finished floor level of dwelling 3 must be set no lower than 81.54 metres to 

Australian Height Datum, which is 300mm above the applicable flood level of 

81.24 metres to Australian Height Datum 

(f) The finished floor level of garage 3 must be set no lower than 81.39 metres to 

Australian Height Datum, which is 150mm above the applicable flood level of 

81.24 metres to Australian Height Datum 

(g) A building setback of 3.6 metres in total along the western boundary, this setback 

can be shared between the eastern and western boundaries, must be set at 

natural ground level and be free of any solid structures such as sheds, masonry 

fencing or water tanks 

22. The finished floor level of dwelling 1 must be constructed no lower than 81.20 metres to 

Australian Height Datum, which is 300mm above the applicable flood level of 80.90 

metres to Australian Height Datum 

23. The finished floor level of garage 1 must be constructed no lower than 81.05 metres to 

Australian Height Datum, which is 150mm above the applicable flood level of 80.90 

metres to Australian Height Datum 

24. The finished floor level of dwelling 2 must be constructed no lower than 81.45 metres to 

Australian Height Datum, which is 300mm above the applicable flood level of 81.15 

metres to Australian Height Datum 

25. The finished floor level of garage 2 must be constructed no lower than 81.3 metres to 

Australian Height Datum, which is 150mm above the applicable flood level of 81.15 

metres to Australian Height Datum 

26. The finished floor level of dwelling 3 must be constructed no lower than 81.54 metres to 

Australian Height Datum, which is 300mm above the applicable flood level of 81.24 

metres to Australian Height Datum 
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27. The finished floor level of garage 3 must be constructed no lower than 81.39 metres to 

Australian Height Datum, which is 150mm above the applicable flood level of 81.24 

metres to Australian Height Datum 

28. A building setback of 3.6 metres in total along the western boundary will be required to 

allow for the free flow of flood waters. This setback can be shared between the eastern 

and western boundaries, must be set at natural ground level and be free of any solid 

structures such as sheds, masonry fencing or water tanks 

29. Prior to the issue of an Occupancy Permit, a certified survey plan, showing finished 

floor levels (as constructed) reduced to the Australian Height Datum, must be 

submitted to Melbourne Water to demonstrate that the floor levels have been 

constructed in accordance with Melbourne Water's requirements 

30. Imported fill must be kept to a minimum on the property and only be used for the sub 

floor areas of the dwellings, garages and driveway ramps 

31. Any new fence must be of an open style of construction (minimum 50% open) to allow 

for the passage of floodwaters/ overland flows 

32. Prior to the commencement of works, a separate application direct to Melbourne Water 

must be made for any new or modified storm water connection to Melbourne Water's 

drains or watercourses. Prior to making the application, evidence must be provided 

demonstrating that Council considers it is not feasible to connect to the local drainage 

system. If connecting to a Melbourne Water’s asset, you can now apply using our 

online application process (<http://melbournewater.com.au/apply>) 

 
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 permit may result in action being taken 
to have an Enforcement Order made against some or all persons having an interest in 
the land and may result in legal action or the cancellation of this permit by the Victorian 
Civil and Administrative Tribunal 

N2. Nothing in the grant of this permit should be construed as granting any permission 
other than planning permission for the purpose described.  It is the duty of the permit 
holder to acquaint themselves, and comply, with all other relevant legal obligations 
(including any obligation in relation to restrictive covenants and easements affecting 
the site) and to obtain other required permits, consents or approvals 

N3. The amendments specified in Condition 1 of this Permit and any additional 
modifications which are “necessary or consequential” are those that will be assessed 
by Council when plans are lodged to satisfy that condition.  Any “necessary or 
consequential” amendments, in addition to those required by this condition, should be 
specifically brought to the attention of Council for assessment 

N4. If any other modifications are proposed, application must also be made for their 
approval under the relevant sections of the Planning and Environment Act 1987.  They 
can only be approved once the required and consequential changes have been 
approved and the plans endorsed.  It is possible to approve such modifications without 
notice to other parties, but they must be of limited scope.  Modifications of a more 
significant nature may require a new permit application 

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 
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N6. This Planning Permit represents the Planning approval for the use and/or development 
of the land.  This Planning Permit does not represent the approval of other departments 
of Darebin City Council or other statutory authorities.  Such approvals may be required 
and may be assessed on different criteria to that adopted for the approval of this 
Planning Permit 

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 
 
There are no recent planning decisions relevant to the assessment of this application. 

ISSUES AND DISCUSSION 
 
Subject site and surrounding area 

• The site is irregular in shape and measures 16.76 metres in width to Elliot Street and 
35.36 metres in width to Chauvel Street with a site area of approximately 667 square 
metres based on the scaled drawings 

• The site is located within the General Residential Zone - Schedule 1 and is affected by 
the Development Contributions Plan (expired) and Special Building Overlays 

• The site is located on the corner of Elliot Street (northern side) and Chauvel Street 
(eastern side) and to the east of Mcfadzean Avenue 

• The site is occupied by a single storey weatherboard dwelling with a tile roof. There is 
one existing vehicle crossover to Elliot Street adjacent the common title boundary with 
no. 24 Elliot Street and a secondary vehicle crossover to Chauvel Street adjacent to the 
common title boundary with no. 18 Chauvel Street. There is a 1.83 metre wide drainage 
easement running along the northern title boundary with no. 18 Chauvel Street. The site 
has extensive vegetation cover, including several canopy trees 

• To the east of the site is a single storey brick dwelling with outbuildings 

• To the west of the site, across Chauvel Street site are two (2) single storey brick dwellings 
with outbuildings 

• To the north of the site is a single storey brick dwelling with outbuildings 

• To the south of the site and across Chauvel Street site are two (2) single storey brick 
dwellings with outbuildings 

• Elliot Street and Chauvel Street are not subject to parking restrictions within 200 metres 
of the subject site 

• The nearest train station is Ruthven located approximately 850 metres directly to the 
east. Multiple stops for the 558 Bus (Reservoir via North West Reservoir) are located 
within 200 metres of the site on Broadhurst Avenue and Mcfadzean Avenue 

• The t site is located outside the Principal Public Transport Network 
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• This site is located approximately 250 metres to the north-east from the 
Broadhurst/Mcfadzen local activity centre and 1.0 km to the north-west of the Reservoir 
Village Principal Activity centre 

 
Proposal 

• Construction of three (3) new double storey dwellings 

• Unit 1 (U1) facing Elliot Street is proposed to have an open plan kitchen/meals/family 
room, bedroom, bathroom and laundry on the ground floor. The upper floor contains 3 
bedrooms (one with en-suite and walk-in robe) and a bathroom 

• Unit 2 (U2) facing Chauvel Street is proposed to have an open plan kitchen/meals/family 
room, laundry and water closet on the ground floor. The upper floor contains 3 bedrooms 
(two with an en-suite and one containing a walk-in robe) and a bathroom 

• Unit 3 (U3) facing Chauvel Street is proposed to have an open plan kitchen/meals/family 
room and a combined laundry and powder room on the ground floor. The upper floor 
contains 2 bedrooms (one with an en-suite), study and a bathroom 

• Private open space is provided to all three dwellings at the ground floor 

• Vehicle access is provided to each dwelling via a separate crossover (two existing, one 
proposed) 

• U1 and U2 are provided with a single car garage with a tandem space to the front and 
U3 is provided with a single car carport 

 
Objections summarised 
 
Eight objections and one petition have been received against the application. The grounds of 
objection are summarised as: 

• The proposed double storey dwellings are not in keeping with the character of the area 

• Overdevelopment 

• Reduced privacy from the additional units (including overlooking of no. 18 and 21 
Chauvel Street) 

• Increased traffic as a result of the additional units 

• Increased pressure on street parking 

• Proposed removal of vegetation from the site, including native vegetation 

• Restrictive covenant in the area 

• Social issues arising from renters in units 

• Decrease in property prices from multiple units 

• Setting of precedent for more dwellings in the area 

• The design is out of keeping with the neighbourhood character 

• Environmental impact from the redevelopment 

• Increased noise from the increased density 

• Safety concerns during construction 

• Increased risk from surface run-off as a result of the decreased permeability of the site 
 
Officer comment on summarised objections 
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The proposed double storey dwellings are not in keeping with the character of the area. 
 
The site is located within General Residential Zone – Schedule 1 (GRZ1). While there is an 
increased requirement for private open space and a reduced allowance for site coverage (50% 
only) within GRZ1, dwellings in the area can be up to 3 storeys and 11 metres. Additionally, 
while dwellings in the area are typically single storey there are examples of double storey 
dwellings within the precinct, including e multi-unit developments to the east on Elliot Street 
and south on Broadhurst Avenue. 
 
Overdevelopment of the site. 
 

The development of the site for 3 dwellings is not considered to be an overdevelopment and 

neither will it set a bad precedent for development in the area.  The consideration of a medium 

density housing development is based on its compliance with a set of criteria set out in the 

Darebin Planning Scheme.  The Victorian State Government has provided a clear policy 

imperative of urban consolidation which is heavily dependent on medium density housing 

development. 

 

Reduced Privacy from the additional units (including overlooking of no.18 and 21 Chauvel 
Street). 
 

Under the Darebin Planning Scheme, the potential for privacy to be reduced as a result of a 

development is considered under the overlooking objective and standard of Clause 55.04-6. 

In particular, the objective and standard seek to limit views from habitable rooms into adjacent 

habitable rooms and backyards of neighbouring properties. This is to be achieved within a 9 

metre arc of any particular window concerned. All habitable room windows at the upper floors 

of the dwelling have been screened with obscured glazing to 1.7 metres above the finished 

floor level in compliance with the standard. At the ground floor, due to the height of the finished 

floor level to comply with the Melbourne Water conditions, additional screening will be required 

to be installed to the northern and eastern fence to prevent overlooking from Unit 3 into 

neighbouring sites. This condition will be included on the planning permit. 

 

Increased traffic as a result of the additional units. 
 
It is not considered that the increase in traffic would place an unreasonable load on the 
surrounding street network. Car parking has been provided to accord with the requirements of the 
scheme. 
 
Increased pressure on street parking. 

 

It is acknowledged that there may be some overflow parking from the development on to the 

neighbouring streets as would be the case with neighbouring residential developments. 

However, it is expected that for the most part, the development will be self-sufficient in terms 

of parking with all units meeting the requirements of the scheme. 
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Proposed removal of vegetation from the site, including native vegetation. 
 
The site does not have good existing vegetation cover.  The approval of this development will 
be conditional upon submission of a landscape plan incorporating the provision of canopy 
planting where appropriate. 
 
Restrictive covenant in the area. 
 
There are many properties in the area that have a restrictive covenant limiting the number of 
dwellings that can be built on a lot.  In this instance, the site is not restricted.  
 
Social issues arising from renters in units 
 
It is noted that neighbourly relations, general safety, the tidiness of dwellings and whether 
dwellings are tenanted or owner occupied is not a relevant consideration in assessing medium 
density development under planning provisions. 
 
Decrease in property prices from multiple units. 
 
Fluctuations in property prices are a not relevant consideration in assessing medium density 
development under planning provisions. 
 
Setting of precedent for more dwellings in the area. 
 
The approval of a site responsive and appropriately designed medium density development 
would set a positive precedent.   
 
The design is out of keeping with the neighbourhood character. 
 
The current character of the area is typified primarily by single storey brick and weatherboard 
dwellings.  However, there are secondary examples of single and double storey unit 
developments in the area including Elliot Street.  The planning scheme encourages the 
construction of a variety of housing types.  
 
Environmental impact from the redevelopment. 
 
Melbourne has been experiencing significant population growth, which has put a strain on 
housing across the city. While it is acknowledged that the redevelopment of this site for medium 
density may result in some environmental impacts, the site is a good candidate for 
redevelopment as it is close to public transport and employment in general which would reduce 
the environmental impact of the from transportation of extra people. In addition, new 
developments are required to be more energy efficient with stricter environmental guidelines 
required to be met. 
 
Increased noise from the increase density. 
 
The proposed use is residential and will have noise impacts consistent with those normal to a 
residential zone, unlike a commercial or an industrial use which would create noise impacts 
that are not normal to a residential zone.   Speech, laughter, music etc. are noises associated 
with people living their lives and are all part of life in an urban area. 
 
Safety concerns during construction. 
 
All construction activity must comply with Occupational Health and Safety Standards. This is 
the responsibility of the successful tenderer appointed for the site development and is not 
managed through the planning process. 
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Increased risk from surface run off as a result of the decreased permeability of the site. 
 
All properties are expected to deal with drainage internally to the site, the application has been 
referred to Council’s Infrastructure and Capital Delivery Unit and Melbourne Water who have 
not objected to the development subject to conditions being included on the permit. 
 

PLANNING ASSESSMENT 
 
Neighbourhood Character Precinct Guideline Assessment - Precinct F7 
 
The subject site is included within Precinct F7 (Post-war) of the Darebin Neighbourhood 
Character Study. The preferred character for this area is as follows: 
 
The established residential character of this area will be retained and enhanced. New dwellings 
will adopt the same front and side setbacks of the area to ensure consistency of dwelling 
spacing and adequate garden area around buildings for planting of substantial vegetation. 
Older, Post-war style dwellings will be renovated, or well-designed new dwellings will be 
constructed in a way that complements existing buildings. Additional planting in private 
gardens will improve the landscape quality of the streetscapes. 
 
This will be achieved by: 

• Designing new dwellings that interpret elements of the Post-war era in a contemporary 
manner, while respecting existing period architecture 

• Maintaining the predominant single storey scale of building frontages of the area. Second 
storey additions at the rear must be designed to have minimal impact upon the 
streetscape 

• Respecting the predominant front and side setbacks of nearby buildings 

• Maintaining the spacious feel to the area, achieved by large site sizes, generous front 
and side setbacks and wide nature strips 

• Keeping front fences low and preferably transparent 

• Encouraging additional planting in all gardens across the precinct. In smaller gardens, 
selecting species that are appropriate to small planting areas 

• Ensuring that adequate space around dwellings is retained for planting of substantial 
trees and shrubs 

 
Vegetation 
 
Objective 

• To maintain and strengthen the garden settings of the dwellings 

Comment 

• Planting can be accommodated within both the substantial front setback of Unit 1 to Elliot 
Street, the setbacks to Chauvel Street of Units 2 & 3 and the areas of (SPOS) to all 
dwellings.  A landscape plan has been requested as a condition of this approval to ensure 
that canopy planting is provided in suitable areas throughout the site 

• The proposed development would not negatively impact any significant street trees 
within Elliot Street or Chauvel Street due to the location of the existing and proposed 
crossovers. However, tree protection measures will be included on the permit to ensure 
that these trees are protected during construction 
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• While the application was not accompanied by a landscape concept plan, the proposal 
has been appropriately sited and designed for landscaping to be incorporated into the 
design, additional planting of small to medium canopy trees will be required to ensure 
that that the garden setting of the area is maintained and enhanced, particularly within 
the front setback visible from the public realm 

 
Complies subject to condition 
 
Siting 
 
Objective 

• To provide space for front gardens 

• To ensure new development retains substantial space for landscaping 

• To maintain and reinforce the side boundary setback pattern and the existing rhythm of 
spacing between dwellings 

• To minimise the loss of front garden space and the dominance of car parking structures 
 
Comment 

• Adequate provision has been made in the design for an area of front garden to all units 
with extensive provision of land provided to Unit 1. As Units 2 and 3 are located on the 
side street the previous outlook on garden from this location was minimal, consisting of 
a high paling fence with views of trees behind 

• The proposed design provides for landscaping within the front setback of all units and 
the adequate areas of planting within the areas of SPOS to each dwelling 

• The side boundary setback pattern is maintained with separation between the boundary 
to the east and the garage of Unit 1 and the boundary to the north having an open carport. 
The side setbacks of the proposed units are consistent with the pattern of development 
in the area with a detached presentation to the streetscape except for carparking 
structures that are often built to the boundary 

 
Car parking structures are located behind the front walls of the units and will not dominate the 
streetscape. One new crossover is proposed with sufficient space for landscaping available 
within the front setback to Elliott street. The proposed areas of parking do not dominate the 
streetscape. 
 
Complies 
 
Height and building form 
 
Objective 

• To ensure that buildings and extensions respect the predominant height and form of 
buildings in the streetscape. 

 
Comment 

• Single and two storey development is found extensively in the area. The scale of the 
proposed development is consistent.  
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Complies 
 
Materials and design detail 
 
Objective 

• To encourage buildings that contribute positively to the streetscape through the use of 
innovative architectural responses and by presenting visually interesting facades to the 
street 

 
Comment 

• A variety of external materials are proposed.  The material selection is to be simplified 
via condition of approval 

• The architectural design features to Unit 2 and Unit 3 are overly visual dominate as a 
result of the material choices and gabled roof form. This will be resolved via a condition 
of approval 

• The development is articulated through material selection and varied floor layouts 
 
Complies subject to condition 
 
Front boundary treatment 
 
Objective 

• To maintain the openness of the streetscape and views to established gardens and 
dwellings 

 
Comment 

• Front fencing is not proposed.  The arrangement will ensure that the openness of the 
streetscape and views of dwellings and gardens is achieved 

 
Complies 
 
Clause 44.05 – Special Building Overlay 
 
The subject site is located within the Special Building Overlay (SBO), the purpose of which is 
as follows: 

• To implement the Municipal Planning Strategy and the Planning Policy Framework 

• To identify land in urban areas liable to inundation by overland flows from the urban 
drainage system as determined by, or in consultation with, the floodplain management 
authority 

• To ensure that development maintains the free passage and temporary storage of 
floodwaters, minimises flood damage, is compatible with the flood hazard and local 
drainage conditions and will not cause any significant rise in flood level or flow velocity 

• To protect water quality in accordance with the provisions of relevant State Environment 
Protection Policies, particularly in accordance with Clauses 33 and 35 of the State 
Environment Protection Policy (Waters of Victoria) 
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An application for development within the SBO must be referred to the relevant floodplain 
management authority (in this instance Melbourne Water). 
 
The proposal is consistent with the relevant provisions, purpose and decision guidelines of 
the scheme as determined by Melbourne Water subject to their conditions being included on 
the permit. 
 
The development will not have any adverse effects on redirecting or obstructing floodwater, 
stormwater or drainage water as determined by Melbourne Water. The development will not 
have any adverse effects on reducing flood storage and increasing flood levels and flow 
velocities, as determined by Melbourne Water.  
 
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 front setbacks of the adjoining dwelling to east is 7.525 metres. The standard requires a 
setback of 7.525 metres. 
 
The proposed minimum front setback is approximately 6 metres when measured at the porch 
to Unit 1 (which is over 3.6 metres in height).  This setback does not comply with the standard.  
 
The proposed front setback is appropriate in this instance because it ranges between 
approximately 6 metres and 8.8 metres and the views of the neighbouring dwelling at no. 24 
Elliott Street are not obstructed from the street.     
Complies with objective 

 
Clause 55.04-6 B22 Overlooking 
 
The development is designed to limit views into neighbouring secluded private open space and 
habitable room windows. 
 
All upper storey windows are appropriately designed and/screened to limit views.  
 
As a result of finished floor levels required by Melbourne Water, screening is also required to 
prevent overlooking from the ground floor of the development.  This is to be achieved by 
providing additional screening to the boundary associated with the northern and eastern 
boundary fencing of U3.  This treatment will prevent overlooking into the habitable windows 
of no. 18 Chauvel Street and the secluded private open space of no. 24 Elliot Street.  A 
condition will be included as part of any approval.  
 
Complies subject to condition 
 
Clause 55.05-4 B28 Private Open Space 
 
In this instance Schedule 1 to Clause 32.08 General Residential Zone modifies the standard 
by requiring the following private open space requirements:  
 
An area of 55 square metres, with one part of the private open space to consist of secluded 
private open space at the side or rear of the dwelling or residential building with a minimum 
area of 40 square metres, a minimum dimension of 3.5 metres and convenient access from a 
living room. 
The development provides the following private open space (refer to table below): 
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 Total POS (including 
front garden) 

Secluded POS Minimum dimension 
of secluded POS 

Unit 1 188 square metres 29 square metres 3.12 metres 

Unit 2 62.25 square metres 43.45 square metres 3.8 metres 

Unit 3 60 square metres 43.82 square metres 3.5 metres 

 
Unit 1 does not comply with the standard regarding SPOS area and minimum dimension.  To 
improve on this, the SPOS is to be increased to 36 square metres, where 30.8 square metres 
is SPOS with a minimum dimension of 3.5 square metres.   This change is to be achieved by 
decreasing the size of the family room by condition of approval.  
 
This arrangement is considered satisfactory and satisfies the objective of the Clause given 
Unit 1 is to be provided with a total POS provision of approximately 192 square metres, well in 
excess of the scheme requirement of 55 square metres. Further to this, the SPOS provision of 
36 square metres would be free of bin storage and general storage allowing the area to be 
better used as SPOS.    
 
Complies with objective   
 
Clause 52.06 Car Parking  
 
Number of Parking Spaces Required 
 
One (1) car parking space is provided for the two bedroom dwellings.  
 
Two (2) car parking spaces are provided for each of the three or more bedroom dwellings with 
one space under cover.  
 
No visitor car parking space is required. 
 
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.  
 
Garage dimensions of 6.0 metres length x 3.5 metres width comply with the minimum 
requirements of the standard. 
 
Carport dimensions of 6.5 metres length x 3.5 metres width comply with the minimum 
requirements of the standard. 
 
Visibility splays have been included in the design, however, an additional notation is required 
to ensure that where the accessways interface with the footpath, the visibility splays are 
unobstructed to protect pedestrians. This has been requested as a condition of approval. 
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Clause 53.18 Stormwater Management in Urban Development 
 
The purpose of the clause is to ensure that stormwater in urban development, including 
retention and reuse, is managed to mitigate the impacts of stormwater on the environment, 
property and public safety, and to provide cooling, local habitat and amenity benefits. 
 
The provision of this clause apply to the application and therefore stormwater management 
objectives for the buildings and works must be met as follows: 
 
Clause 53.18-5 – Buildings and Works (Standard W2) 
 
It is policy to: 

• To encourage stormwater management that maximises the retention and reuse of 
stormwater 

• To encourage development that reduces the impact of stormwater on the drainage 
system and filters sediment and waste from stormwater prior to discharge from the site 

• To encourage stormwater management that contributes to cooling, local habitat 
improvements and provision of attractive and enjoyable spaces 

• To ensure that industrial and commercial chemical pollutants and other toxicants do not 
enter the stormwater system 

 
Standard W2 requires any stormwater management system to: 

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

• Minimise the impact of chemical pollutants and other toxicants including by, but not 
limited to, bunding and covering or roofing of storage, loading and work areas 

• Contribute to cooling, improving local habitat and providing attractive and enjoyable 
spaces 

 
Part of the above requirements are covered under the STORM tool as required under Clause 
22.12-4 application requirements. Table 1 – ESD Application requirements recommend the 
application to be accompanied by a Sustainable Design Assessment (SDA) utilising the BESS 
and STORM tools. The STORM tool will sufficiently address best practice performance for 
stormwater quality.  
 
The application is supported with an effective STORM report which demonstrates 100% 
STORM rating. Additional plans will be required to show the location of the proposed WSUD 
measures and sections of the roof draining to these points. 
 
Complies subject to condition 
 
Clause 53.18-5 – Site Management (Standard W3) 
 
It is policy to: 

• To protect drainage infrastructure and receiving waters from sedimentation and 
contamination 

• To protect the site and surrounding area from environmental degradation prior to and 
during construction of subdivision works 

  



PLANNING COMMITTEE MEETING 15 JUNE 2020 

 

Item 5.2 Page 55 

The above is to be implemented through appropriate site management practices prior to and 
during the construction period and included in a Site Management Plan that sets out how the 
following are to be addressed:  

• Erosion and sediment. 

• Stormwater 

• Litter, concrete and other construction wastes 

• Chemical contamination 
 

Given the scope of the development, the above requirement for a site management plan to 
manage and protect drainage infrastructure from receiving sedimentation and contamination 
is addressed by permit condition.  
 
Complies subject to condition 
 

CLAUSE 55 COMPLIANCE SUMMARY 
 

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 

  The required setback is 7.525 metres for Unit 1. The 
dwelling is set back 6 metres from the street frontage 
at its closest point. 

N Y 

 

55.03-2 B7 Building height 

  8.61 metres Y Y 
 

55.03-3 B8 Site coverage 

  43.87% Y Y 
 

55.03-4 B9 Permeability 

  48.46% Y Y 
 

55.03-5 B10 Energy efficiency 

  Dwellings are considered to be generally energy 
efficient and will not unreasonably impact adjoining 
properties. 

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 

  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 

  Length: 6.59 metres 
Height: average height of 3.19 metres  
Walls on boundaries comply with the requirements of 
this standard. 

Y Y 

 

55.04-3 B19 Daylight to existing windows 

  Sufficient setbacks exist to allow adequate daylight 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. 

N/A N/A 

 

55.04-5 B21 Overshadowing open space 

  Shadow cast by the development is within the 
parameters set out by the standard. 

Y Y 

 

55.04-6 B22 Overlooking 

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

55.04-7 B23 Internal views 

  The overlooking measures prevent internal views. Y Y 
 

55.04-8 B24 Noise impacts 

  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, though this 
will require some additional works due to the finished 
floor levels required by Melbourne Water. 

Y Y 

 

55.05-2 B26 Dwelling entry 

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

Y Y 
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Clause Std  Compliance 

 

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.  N Y 
 

55.05-5 B29 Solar access to open space 

  Sufficient depth is provided for adequate solar access 
due to the location of the open space to the east and 
western sides of the built form. 

Y 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. As mentioned in the 
neighbourhood character section of the report the 
material schedule will be modified via condition and 
simplified. 

Y Y 

 

55.06-2 B32 Front fences 

  No front fence is proposed which is acceptable. Y Y 
 

55.06-3 B33 Common property 

  Common property areas will not be required for this 
development. 

Y Y 

 

55.06-4 B34 Site services 

  Sufficient areas for site services are provided. Y Y 

 

 

REFERRAL SUMMARY 
 

Department/Authority Response 

Assets & Capital 
Delivery 

No objection, subject to condition included in recommendation  

Climate Emergency & 
Sustainable Transport 

No objection, standard conditions will be included on the permit 
regarding access and parking 

Parks and Open Space No objection, subject to tree protection conditions being 
included on the permit. 

Melbourne Water No objection, subject to condition included in recommendation  
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PLANNING SCHEME SUMMARY 
 
Darebin Planning Scheme clauses under which a permit is required 

• Clause 32.08 (General Residential Zone, Schedule 1) – Construction of two or more 
dwellings on a lot 

• Clause 44.05 (Special Building Overlay) – Buildings and works in the special building 
overlay 

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

 
Applicable provisions of the Darebin Planning Scheme 
 

Section of Scheme Relevant Clauses 

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

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

Zone 32.08 

Overlay 44.05, 45.06 

Particular provisions 52.06, 53.18 55 

General provisions 65.01 

Neighbourhood 
Character Precinct 

F7 

 

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. 
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• Darebin Planning Scheme. 

• Planning and Environment Act 1987. 

Attachments 

• 26 Elliot Street Reservoir - Aerial (Appendix A) ⇩  

• 26 Elliot Street Reservoir - Plans (Appendix B) ⇩   

DISCLOSURE OF INTEREST 
 
Section 80C of the Local Government Act 1989 requires members of Council staff and persons 
engaged under contract to provide advice to Council to disclose any direct or indirect 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. 
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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). 

 

Recommendation 

That the General Planning Information attached as Appendix A be noted. 
 

 
 

Related Documents 

Nil 
 

Attachments 

• General Planning Information (Appendix A) ⇩   
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7. CONSIDERATION OF REPORTS CONSIDERED CONFIDENTIAL    

8. CLOSE OF MEETING  
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