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Agenda 
 

1. MEMBERSHIP  

Cr. Kim Le Cerf (Mayor) (Chairperson) 

Cr. Steph Amir 

Cr. Gaetano Greco (Deputy Mayor) 

Cr. Trent McCarthy 

Cr. Lina Messina 

Cr. Susanne Newton 

Cr. Susan Rennie 

Cr. Julie Williams 

2. APOLOGIES  

Cr. Tim Laurence is on an approved leave of absence. 

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 October 2017 be confirmed 
as a correct record of business transacted. 
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5. CONSIDERATION OF REPORTS 

5.1 ARTHURTON ROW DEVELOPMENT PLAN AMENDMENT 
4, 8, 9-13, 16-18 Arthurton Road and 17 Elm Street, 
Northcote Vic 3070 

 

Author: Principal Planner  
 

Reviewed By: Director Corporate Services  
 

 
 

Applicant 
 
MEYDAN GROUP 
 

Owner 
 
Luckybay Pty Ltd 

Consultant 
 
Wireframe Architecture 
Cardno Grogan Richards 
OneMileGrid 
WSP Parsons Brinkerhoff 
Golders and Associates 
Datum Consulting 

 
SUMMARY 
 
The proponents (Meydan Group) of the Arthurton ROW site (formerly occupied by Australian 
Horizons) have proposed an amendment to the approved Development Plan. 
 
The revised proposal seeks to amend the approved Development Plan to reflect what was 
previously approved under the 2011 Plan: 

 Remove the provision of a supermarket. 

 Number of apartments proposed marginally more than the 2013 plan but less than the 
2011 Plan. 

 Building layout altered. 

 Crossover to Arthurton Road removed. 

 Maximum building heights are not to be increased as part of the proposal. 
 
The area affected by the Development Plan is split into two (2) sites; the larger being on the 
northern side of Arthurton Road (Site 1) and the smaller being on the southern side of 
Arthurton Road (Site 2).  The revised Development Plan does not seek to make any changes 
to Site 2, which has been constructed under Planning Permit (D783/13) for a four (4) storey 
building generally in accordance with the approved Development Plan.  
 
The revised Development Plan proposes a redevelopment of the site to accommodate the 
following for Site 1: 

 Up to 400 dwellings (mix of 1, 2 and 3 bedroom apartments); 

 Approximately 4,300 square metres of retail and commercial floor space; 

 Landscaped shared open spaces for residents; 

 Residents’ amenities; 

 Car parking for approximately 510 cars; 
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 Basement car parking, bicycle parking, bin storage, storage cages, showers and 
change rooms for cyclists; and  

 A publicly accessible pedestrian link between Elm Street and Arthurton Road. 
 
The Arthurton Row Development Plan is a key tool in providing certainty to the ongoing 
development of the subject site in an appropriately staged manner. It will set out the overall 
form of future development and guide the assessment of town planning permits. 
 

BACKGROUND 
 
The scope and framework for the mixed use redevelopment of the site was established 
through the approval of Amendments C81 and C92 to the Darebin Planning Scheme in 
March 2011. 
 
The controls applied to the site through the Amendments included the Development Plan 
Overlay (DPO). The DPO ensures the appropriate and coordinated development of the site 
by requiring the approval of a Development Plan prior to the issue of planning permits. 
 
The Arthurton Row Development Plan 2011 was approved on 2 May 2012 (referred to as the 
‘2011 Development Plan’). Development of the portion to the site to the south of Arthurton 
Road has been undertaken in accordance with the 2011 Development Plan, subject to 
planning permit D/783/2013. 
 
The Arthurton Row Development Plan 2013 ‘A Retail Strategy’ was approved by Council on 
17 February 2014 subject to conditions, the conditions were never satisfied and the applicant 
indicates that the supermarket is no longer being pursued for the site. 

 The site is zoned Mixed Use Zone (Schedule 1). 

 37 submissions were received at the time of this report. This includes one (1) petition 
with 13 signatures. 

 The proposal is generally consistent with the Darebin Planning Scheme. 

 It is recommended that the application be supported. 
 

CONSULTATION: 

 Public notice. Formal notification of amendments to development plans is not a 
requirement under the Planning and Environmental Act 1987 (as amended); however 
the community has been sent notification of the proposal. This was given via the 
erection and display of three (3) signs posted on site (Arthurton Road frontage, Herbert 
Street and Elm Street and letters sent to surrounding owners and occupiers see image 
below: 

 It is important to note that additional notification has occurred prior to the receipt of the 
revised Development Plan, during both the C92 Planning Scheme Amendment that led 
to the changes in zoning and the Development Plan Overlay – Schedule 10 and during 
the processing of the approved Development Plan and Amendment to the 
Development Plan.  
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Figure 1. Notification Extent 

 This application was referred internally to Capital Works Unit, Economic Development 
Unit, Environmentally Sustainable Design Officer, Public Realm Unit, Strategic Asset 
Management Unit, Strategic Planning Unit, Transport Management Unit and Urban 
Designer. 

 This application was referred externally to VicRoads, Melbourne Water and Public 
Transport Victoria. 
 

 

Recommendation 

That Council approve the development plan subject to the following conditions: 

(1) Submission of an updated acoustic report, generally in accordance with ‘Arthurton 
ROW Development Plan Acoustic Report, dated 20 June 2011 and prepared by Renzo 
Tonin & Associates. 

(2) Submission of an updated Sustainability Management Plan, generally in accordance 
with the ‘Sustainability Management Plan’, dated August 2011 and prepared by Built 
Ecology, including background documentation (Preliminary Green Star Study and 
Sustainable Design Scorecard Assessment Report).   

(3) Submission of an updated Construction Management Plan, generally in accordance 
with the ‘approved Construction Management Plan’ that forms part of the Arthurton 
ROW Development Plan document approved on 2 May 2012.   

(4) Submission of an updated Waste Management Plan, generally in accordance with the 
‘Waste Management Plan’ dated 17 August 2011 and prepared by Leigh Design.   

(5) Further details of the developer contributions towards construction and installation of 
any VicRoads approved Pedestrian Operated Signals in the vicinity of the Herbert 
Street/Arthurton Road intersection, to the satisfaction of the responsible authority. 
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(6) Compliance with VicRoads referral response requirements and conditions dated 4 
August 2017 with particular reference to the following requirements: 

a) Before the development starts, the applicant must submit a Transport and Traffic 
Management Plan for VicRoads approval. The plan must assess the impact of 
the development on St George Road, High Street and Arthurton Road and any 
mitigation works required. 

b) The works by the Transport and Traffic Management Plan must be completed 
prior to commencement of use and at no cost to the Roads Corporation 
(VicRoads). 

(7) Details of any required traffic management measures to be put in place restricting 
usage of local road network to the satisfaction of the Responsible Authority. 

(8) Tree Planting and Deep Soil Zones to remove the numerical and percentage value. 
 

 

 
INTRODUCTION AND BACKGROUND 
 
SITE AND SURROUNDS 
 
The site is made up of two (2) distinct properties, known as Site 1 and Site 2 for the purposes 
of the Development Plan (see figure 1).   
 
Site 1 
 
Site 1 is located on the northern side of Arthurton Road, with frontages to Arthurton Road, 
Elm Street and Herbert Street and appears as a large industrial compound, characterised by 
large brick boundary walls and areas of car parking. 
 
Site 2 
 
Site 2 is located on the southern side of Arthurton Road, with frontages to Arthurton Road 
and Helen Street and is occupied by a completed mixed use development in accordance with 
the 2011 Development Plan, subject to planning permit D/783/2013. 
 
The subject site is located to the west of High Street and the east of the South Morang 
Railway Line, and is within the boundaries of the Northcote Major Activity Centre, as set out 
in the Darebin Planning Scheme. 
 
To the north of the subject site lies a residential area characterised by period style dwellings.  
To the south of the subject site is an industrial area characterised by large brick buildings 
and car parking facilities.  To the east of the site are commercial and mixed use properties 
that front High Street and to the west is a large child care centre that abuts the South Morang 
Railway Line. 
 



PLANNING COMMITTEE MEETING 30 OCTOBER 2017 

 

Item 5.1 Page 6 

BACKGROUND  
 
The subject site has a long planning history, notably planning scheme amendments 
endorsement and amendments to the Development Plan and planning permits. The 
chronological history of the site is detailed below: 
 
The original Planning Scheme amendment C92 was prepared by Council at the request of 
the Meydan Group.  The amendment, alongside C81 (the Northcote Structure Plan) received 
157 submissions.  An independent panel (‘the Panel’) was appointed to consider the 
submissions.  Council’s own submission to the Panel was that Amendment C92 should be 
changed so that it is consistent with the recommendations of the Northcote Structure Plan.  
Council decided to further consult the community through a survey distributed in May 2010.  
The Panel recommended various changes including increasing the heights allowed within the 
site to be a maximum of eight (8) storeys (in some parts only). 
 
The Minister decided, in accordance with the Panel’s recommendations, to allow a maximum 
building height of eight (8) storeys; to have a Mixed Use Zone for the land and to dismiss 
specific car parking rates and maximum dwelling numbers (amongst others).  The 
Development Plan Overlay – Schedule 10 and other controls for the subject land were then 
gazetted by the Minister of Planning on 3 March 2011.    
 
In its meeting of 21 November 2011, Council resolved to approve a Development Plan on the 
site, subject to conditions. The Development Plan was approved on the site on 2 May 2012, 
in accordance with Clause 43.04 (Development Plan Overlay – Schedule 10) of the Darebin 
Planning Scheme. 
 
The Development Plan was approved by Council on the 2 May 2012 and provided for: 

 Buildings ranging from two to eight storeys;  

 Approximately 550 apartments;  

 Approximately 5,500 square metres of commercial and retail floor space;  

 A pedestrian link between Elm Street and Arthurton Road; and  

 Basement car and bicycle parking. 
 
In its meeting of 17 February 2014, Council considered a proposal to amend the approved 
Development Plan. The changes related to the portion of the site to the north of Arthurton 
Road (Arthurton Row North Site 1), and primarily provided for a supermarket within the retail 
floor space to be provided by the development (See Table 1). 
  
Council resolved to approve the proposed 2014 Development Plan subject to a number of 
conditions.  However, it has since been determined by the applicant to not proceed with the 
inclusion of the supermarket. The applicant has lodged an amendment to largely revert to the 
2011 Development Plan. 
 
Planning Permit (D783/2013) was issued for a mixed use development comprising 
comprising the construction of a four (4) storey building (plus basement and mezzanine), 
shop use, a reduction in the car parking and loading/unloading requirements and demolition 
on land affected by a Public Acquisition Overlay - Schedule 4 in accordance with the 
endorsed plans.   The portion of that site that is benefited by the Planning Permit is identified 
as Site 2.   
 
Since the consideration of the Development Plan in 2011 the Planning Scheme has been 
amended several times the amendments are listed below. 
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There have been a number of planning scheme amendments since the preparation and 
approval of the 2011 Development Plan.  
 
The relevant amendments are as follows: 

 Amendment VC100 (July 2013) changed the Mixed Use Zone in all Victoria planning 
schemes. Among other things, the Amendment removed the ability for floor space 
restrictions to be applied to the use of ‘shops’ within the Mixed Use Zone. This had the 
effect of removing the cap of 6,000 square metres of shop floor area that was applied 
to the site through Amendment C92.  

 Amendment C129 (May 2013) replaced the Schedule to the Special Building Overlay to 
include permit exemptions and application requirements.  

 May 2014 (VC106) Plan Melbourne replaced Melbourne 2030 as the Metropolitan 
planning strategy.  

 Amendment C148 (May 2016) varied the Schedule to the Development Contributions 
Plan Overlay to provide for the reallocation and expenditure of excess funds.  

 Amendment C138 (October 2015) implemented a review of the Darebin Planning 
Scheme, including updating the Local Planning Policy Framework and rezoning land 
adjoining the site to the Mixed Use Zone.  

 Amendment VC 136 (March 2017) introduced the Better Apartment Design Standards 
to all Victorian planning schemes. 

 
Arthurton Road approved Development Plans 

Table 1: Comparison of the Arthurton Row Development Plans 

 

Item 2011 

Development 

Plan 

2014 

Development 

Plan 

2017 Development Plan 

   Site 1 Site 2 

(Completed) 

Total 

Retail / 

Commercial 

5,500m2 5,500m2 

(included 

supermarket) 

4,300m2 470m2 5,840m2 

Apartments 550 440 <400 49 449 

Car parking 

spaces 

680 650 510 60 570 

Buildings 

Heights 

2-8 storeys No change 

2-8 storeys 

No 

change 

2-8 

storeys 

No change 

2-4 storeys 
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ISSUES AND DISCUSSION 
 
Proposal 
 
The revised Development Plan proposes a redevelopment of the site to accommodate the 
following for Site 1 (see figure 2): 

 Up to 400 dwellings (mix of 1, 2 and 3 bedroom apartments); 

 Approximately 4,300 square metres of retail and commercial floor space; 

 Landscaped shared open spaces for residents; 

 Residents’ amenities; 

 Car parking for approximately 510 cars; 

 Basement car parking, bicycle parking, bin storage, storage cages, showers and 
change rooms for cyclists; and  

 A publicly accessible pedestrian link between Elm Street and Arthurton Road. 

 
Figure 2. Site Master Plan 
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Figure 3. Building Heights (Storeys and AHD) 
 
The design is to include environmental standards at “best practice” using the technical 
standards that have been developed by the Green Building Council of Australia. 
 
PUBLIC NOTICE  
  
Formal notification of amendments to development plans is not a requirement under the 
Planning and Environmental Act 1987 (as amended); however the community has been sent 
notification of the proposal as was the case during the processing of the approved 
Development Plan.  Approximately 956 notices were sent to the owners and occupiers of 
adjoining and nearby properties.  Three (3) signs were posted at the site (Arthurton Road, 
Herbert Street, and Elm Street.    
 
Submissions 

 37 submissions were received at the time of this report. This includes one (1) petition 
with 13 signatures. 

 
Summarised Submissions 

 Change in policy not reflected in proposal. 

 Poor urban design. 

 Excessive car parking / insufficient car parking. 

 Traffic concerns - access from Elm Street to be limited to residents only / intersection of 
Herbert and Arthurton Road is bad / insufficient traffic assessment from applicant. 

 Privatisation. 

 Privatisation of the Right of Way (ROW). 

 Remove pedestrian link to Elm Street. 

 Access to light for Playspace. 

 Location of service area will impact residences on Elm Street. 
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 Amenity impacts / Overshadowing. 

 Height at 8 levels excessive / Impact upon All Nations Park / location of land mark 
building. 

 Oversupply of apartments. 

 Should be aged care development of 3 storeys. 

 Request Parking Overlay for the area. 

 Should not include woolworths/supermarket. 

 Pressure on public transport / services and infrastructure. 

 Elm Street and Herbert Street community park being removed. 

 Insufficient consultation. 

 Reduced liveability. 

 Roads too narrow. 

 Poor quality of construction. 

 Disturbance from construction. 

 Impact upon late night venue. 

 Difficulty in accessing plans. 

 Herbert Street should be widened. 

 Extend area for deep soil. 

 Pedestrian access Hot spot worst for Herbert and Arthurton Road. 

 Failure to provide affordable housing. 
 
Officer comment on summarised Submissions 
 
Change in policy not reflected in proposal 
 
As mentioned in the background of the report policy has changed. The development accords 
with acknowledged policy for urban consolidation and increased densities.  Although it is 
acknowledged that there will be some impacts due to increased densities (eg. traffic, 
parking), these are to be managed to a reasonable degree by the imposition of the provisions 
of the Development Plan Overlay, Clause 52.06 (car parking) of the Darebin Planning 
Scheme and State and Local Planning Policy Framework.  Car parking and traffic are 
discussed in detail in the assessment section of this report. 
 
Poor urban design 
 
The ultimate design of the developments will not be confirmed until planning permits 
applications for each stage. The purpose of the Development Plan is to set the rules for 
future planning permit applications on the site. A high Quality Urban Design is required as 
part of the application will be assessed below. 
 
Excessive car parking / insufficient car parking 
 
Concerns have been raised by both insufficient and excessive car parking that is proposed, a 
detailed assessment of the parking requirements will be found within the body of the report. It 
is noted that car parking rates were considered as part of the original Planning Scheme 
amendment and have been endorsed under POD/1/2011. 
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Traffic concerns - access from Elm Street to be limited to residents only / intersection of 
Herbert and Arthurton Road is bad / insufficient traffic assessment from applicant 
 
The analysis of parking and traffic movement undertaken by Cardno Grogan Richards and 
updated by OneMileGrid concluded that the access and egress to and from the site and the 
proposed car parking provision rate are appropriate. Council has reviewed the applicant’s 
submission and requires additional measures to limit impact upon Elm Street and VicRoads 
requires a Transport and Traffic Management Plan assessing the impacts upon St Georges 
Road, High Street and Arthurton Road conditional approval is recommended. 
 
Privatisation of the Right of Way (ROW) 
 
Use of the Laneway does not constitute privatisation of the Laneway. Any application to 
develop the site that utilises the ROW would require an assessment for the proposal, the 
application can propose to utilise a ROW. 
 
Remove pedestrian link to Elm Street 
 
Pedestrian link is encouraged by policy as outlined in Development Overlay - Schedule 14 
incorporate additional or improved walkways or streets and permeability through the site, at 
least one north-south shared accessway connection between Arthurton Road and Elm 
Street. 
 
Access to light for Playspace 
 
The location of the Playspace is considered to be within an appropriate location, flanked by 
Buildings A, B and D. Building A is a part 3, 4 and 5 storey located to the north the 
Communal space for Building B will provide for activation of the area. 
 
Location of service area will impact residences on Elm Street 
 
Buildings C and F have abuttals to properties on Elm Street where vehicle access adjacent 
Building C and loading bay rear of Building F are proposed. Given the requirements of the 
Design Development Overlay the layout is considered to be appropriate. 

 
Amenity impacts / Overshadowing 
 
The revised Development Plan is orientated and laid out in such a way that it will limit 
overshadowing of nearby residential properties.  Furthermore, the height of the proposed 
buildings in the centre of the site falls towards Arthurton Road, limiting shadow over the 
public realm. Overlooking of habitable room windows and secluded private open space will 
be dealt with as part of the Planning Permit process, in accordance with Standard B22 
(Overlooking) at Clause 55.04-6 of the Darebin Planning Scheme.    
 
Height at 8 levels excessive / Impact upon All Nations Park / location of land mark building 
 
The heights, location of landmark buildings and impacts upon All Nations Park are within the 
limits set out within the Development Overlay – Schedule 14 as illustrated below. 
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Figure 4. Building Heights Storeys 
 
Oversupply of apartments  
 
The number of residential units has already been approved as part of the approved 
Development Plan, and the number is approximately 400, which is considered appropriate, 
as outlined by the applicant there is to be a mix of 1, 2 and 3 bedroom dwellings. The 
number of Dwellings proposed is less than the amount which Council has already supported 
as part of the 2011 Development Plan. 
 
Should be aged care development of 3 storeys 
 
Council does not own the site and cannot mandate an aged care development of three 
storeys. 
 
Request Parking Overlay for the area 
 
Application of a parking Overlay is outside the scope of this amendment.  
 
Should not include woolworths/supermarket 
 
The supermarket is no longer proposed. The amendment is to remove the Supermarket, 
Council has previously supported a supermarket in this location. 
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Pressure on public transport / services and infrastructure 
 
Public Transport Victoria were referred the proposed amendment to the Development Plan 
and had no submission to make against the proposal. Any improvements required to existing 
utilities for reason of the development will be at the responsibility of the developer. 
Infrastructure outside the site arising from general population growth, be that retail, transport, 
medical or educational will be for the responsibility of the relevant service provider. 
 
Elm Street and Herbert Street community park being removed 
 
There is no proposed removal of a community park on the corner of Elm and Herbert Street. 
A play space is proposed to the south east of the site between Building A and Building B. 
 
Insufficient consultation 
 
The site has a long history of consultation as outlined elsewhere in the report:  

 
The amendment, alongside C81 (the Northcote Structure Plan) received 157 
submissions… Council decided to further consult the community through a survey 
distributed in May 2010.   

 
As part of this notice 953 letters were sent to adjoining owners and occupiers and three (3) 
signs were displayed on site. 
 
Reduced liveability 
 
Respondents have formed the view that development would disrupt the liveability of the area. 
This view runs against the principles of social inclusion, it is baseless and cannot be given 
consideration as part of the planning process.   
 
Roads too narrow 
 
Arthurton Road is covered by a Public Acquisition Overlay and as part of the Development 
Plan the buildings and site can accommodate the widening of Arthurton Road. 
 
Poor quality of construction 
 
General comments were provided relating to the poor level of construction within Northcote, 
this is not a ground to refuse an amendment to a development plan. Construction quality is 
managed during the building process. 
 
Disturbance from construction 
 
The approved Development Plan includes a Construction Management Plan, which sets out 
the principles that will operate for each construction stage.  It is a requirement of the 
Construction Management Plan that measures are taken to protect council and private and 
the amenity of surrounding areas through the construction period.  A condition of any 
approval will require an updated Construction Management Plan. 
 
Impact upon late night venue 
 
Any application for development would require a planning permit which would be required to 
be considered against the relevant planning policies and agent of change principle if 
applicable. 
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Difficulty in accessing plans 
 
Plans were made available online and sent to people who requested them via a drop box link 
due to the limitations of email inboxes.  
 
Herbert Street should be widened 
 
The extension to Herbert Street is outside the scope of the application it is noted that 
Arthurton Road is to have the capacity to be widened due to the Public Acquisition Overlay 
and requirements of the Planning Scheme.  

 
Extend area for deep soil 
 
The application references 11.75% of the site to be able to accommodate deep soil planting. 
A condition will require the reference to this amount to be provided would be confirmed under 
the planning applications and should be increased to 15%. 
 
Pedestrian access Hot spot worst for Herbert and Arthurton Road 
 
Potential for new pedestrian crossing has been identified on the Development Plan which 
has the potential to improve pedestrian movements. 
 
Failure to provide affordable housing 
 
A general principle established in Green v Hobsons Bay CC (Red Dot) [2013] VCAT 2091 
(‘Green’) in relation to affordable housing is thus:  

 That in the absence of specific statutory controls in the Planning Scheme, the provision 
of smaller dwellings, commanding lower prices on the open market than other 
comparable housing types, sufficiently achieves the intent of general planning policy 
which encourages affordable housing.   

 
Local policy guidance with respect to housing is contained in Clause 21.03 of the Scheme. 
While there is strong policy support for appropriate medium density in-fill in well serviced 
locations, it is Clause 21.03-3 (Housing Diversity and Equity) that is of particular relevance to 
the objectors’ concerns. The overview sets out (extracted as relevant): 

 
“Housing affordability is a particular housing issue in Darebin. Lack of affordable 
housing and high rental prices can aggravate housing stress and homelessness. 
Housing affordability, income levels and demand for social and public housing are 
highly correlated. An increase in the supply of affordable housing could ease housing 
stress of low income earners and can decrease the demand for social housing.” 

 
Objective 4 of Clause 21.03-3 includes the following strategies:  

 
“Ensure housing in the municipality is sufficiently diverse to provide more affordable 
and appropriate choices and opportunities.” 
 
“Facilitate the provision of affordable housing in terms of purchase price as well as 
lower ongoing operational costs, by promoting housing growth in areas with good 
access to services and public transport and encouraging best practice environmentally 
sustainable housing design to minimise ongoing utility costs” 
 



PLANNING COMMITTEE MEETING 30 OCTOBER 2017 

 

Item 5.1 Page 15 

The proposed development incorporates six (6) buildings and up to 400 dwellings, with a 
range of 1, 2 and 3 bedrooms and improves the diversity of housing choice on the open 
market.  The proposal therefore accords with the principles established in Green and the 
objectives of the relevant local policy. 
 
EXTERNAL REFERRALS  
 
Whilst there is no requirement under Section 55 of the Act to refer the application, letters 
were sent to Public Transport Victoria and VicRoads seeking their views on the proposal as 
per the requirements of the Development Plan Overlay – Schedule 10.  
 
Public Transport Victoria  
 
Public Transport Victoria has responded on 30 June, 2017 that it has no submission to make 
against the Amended Development Plan as submitted.  
  
VicRoads  
 
By letter dates 4 August 2017, VicRoads advised that it had no objection to the amended 
Development Plan subject to the following conditions: 

 Submission of a Transport and Traffic Management Plan assessing the impact of the 
development on St Georges Road, High Street and Arthurton Road for VicRoads 
approval; and 

 The completion of any works required before the development is required. 
 

Melbourne Water  
 
The site is partially affected by a Special Building Overlay.  Whilst there is no requirement 
under Section 55 of the Act to refer the application, a letter was sent to Melbourne Water 
seeking their views on the proposal.  By letter dated 13 July 2017, Melbourne Water advised 
that it did not object to the amended proposal and advised that the current applicable floor 
level was 47.75 metres to Australian Height Datum. The applicant has been made aware of 
Melbourne Water’s requirements. 
 

PLANNING ASSESSMENT 
 
Urban Design  
 
Better Apartment Design Standards 
 
The Better Apartment Design Standards were introduced in March 2017. All planning permit 
applications for the site will need to be assessed against the Better Apartment Design 
Standards.  
 
The Design Standards provide an assessment tool for apartments in building of more than 
four storeys which has not previously been available.   In particular, the Design Standards 
focus on internal residential amenity by providing standards regarding: 

1. Building setback; 

2. Functional layout; 

3. Room depth; 

4. Windows; 

5. Storage; 
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6. Noise impacts; 

7. Energy efficiency; 

8. Solar access to communal open space; 

9. Natural ventilation; 

10. Private open space; 

11. Communal open space; 

12. Landscaping; 

13. Accessibility; 

14. Building entry and circulation; 

15. Waste and recycling; and 

16. Integrated water and storm water management. 
 
The Development Plan will guide the detailed design of the apartments to ensure it meets the 
objectives of the Apartment Design Standards, which will require assessment at the planning 
permit application stage. 
 
Development Plan Overlay – Schedule 10  
 
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.    
 
Schedule 10 of the Development Plan Overlay specifies the requirements for the 
development plan.  The development plan must seek to achieve the objectives of the 
‘requirements for development plan’ (section 3.0).  
 
An assessment is provided under all of the ‘requirements for development plan’ (section 3.0) 
of Schedule 10 as follows: 
 

OBJECTIVE ASSESSMENT 

General objectives 
 
The development plan must seek to achieve the objectives set out below. 
 

To ensure that the future use and 
development of the land takes 
advantage of this large site 
situated close to transit services. 
 

The future use and development takes 
advantage of the location, close to public 
transport and of a size that can accommodate a 
large format retail use.   
 
Complies 

Provide for a mix of uses across 
the sites. 
 

A mix of uses is provided, including residential 
and a range of retail uses. 
 
Complies 
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Provide for development in a form 
which is generally consistent with 
the Northcote Major Activity 
Centre Structure Plan April 2007 
(in particular with the Arthurton 
Road Precinct AR) and which 
achieves a high quality built form 
and urban environment. 
 

The form and height is consistent with the 
Northcote Major Activity Centre Structure Plan.  
See separate assessment. 
 
Complies 

To require a Sustainability 
Management Plan as the means of 
documenting and delivering 
sustainability objectives set out in 
the Northcote Major Activity 
Centre Structure Plan April 2007 
for this key strategic 
redevelopment site. 
 

A Sustainability Management Plan forms part of 
the approved Development Plan, a condition of 
any approval will require this document to be 
updated in accordance with the revised 
Development Plan. 
 
Complies subject to condition 

To encourage the development of 
the site for residential, 
commercial, retail, service and 
related uses that will increase the 
economic and social functions of 
the centre. 
 

An appropriate range of uses has been 
encouraged and will be provided on the subject 
site. 
 
Complies 

To provide for the addition of 
employment, residents, new 
service and retail uses in the core 
activity area of Northcote. 
 

The addition of employment, residents, service 
and retail uses is provided for. 
 
Complies 

To take advantage of the strategic 
position of the sites by providing 
for high density development. 
 

The development is high density and therefore 
takes advantage of the strategic position of the 
site. 
 
Complies 

To provide for the extension of a 
residential interface along Elm 
Street. 
 

The development provides of the extension of 
the residential interface along Elm Street 
through Buildings A and C. 
 
Complies 
 

To provide for the sites to be 
developed in stages. 
 

The site will be developed in stages.  See later 
in this assessment for details. 
 
Complies 
 

To ensure that the use of the land 
for a mix of uses between non-
residential uses and residential 
uses occurs within similar time 
frames. 
 

A mix of non-residential and residential uses is 
expected to occur within similar time frames 
under the staging plan. 
 
Complies 
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OBJECTIVE ASSESSMENT 

Use 
 
The development plan must show or make provision for): 
 

The use of the sites for residential, 
office, shop, and other uses which 
will create sustainable, active, 
mixed use environments. 
 

The intention has been demonstrated to create 
a sustainable, active, mixed use environment 
containing a mix of uses. 
 
Complies 
 

The arrangement of uses across 
the site to enable interaction 
between business and service 
uses where important (to create 
active sections), while also 
creating separation for residential 
uses from other activities. 
 

The uses have been arranged to enable 
interaction between business and services.  
Residential uses are appropriately separated. 
 
Complies 

The aggregation of uses that takes 
advantage of the high quality 
public transport, road access, 
cycle paths and facilities that are 
within walking distance of the 
sites. 
 

The aggregation of uses takes advantage of 
nearby services and facilities. 
 
Complies 

The location and approximate 
uses of proposed buildings, 
access ways, open space and car 
parking areas on the sites. 
 

The location and approximate uses of 
buildings, access ways, open space and car 
parking is provided. 
 
Complies 
 

Residential uses to be located 
along Elm Street. 
 

Residential uses are to be located along Elm 
Street (Buildings A and C). 
 
Complies 
 

Opportunities for shops, offices, 
sensitive uses and food and drink 
premises at street level for the site 
south of Arthurton Road. 
 

There are sufficient opportunities for shops, 
sensitive uses and food and drink premises at 
street level as appropriate (Buildings B, E and 
F). 
 
Complies 
 

Environmental Design and Management: 
 
Sustainability management Plan 
 

The Development Plan must 
include a Sustainability 
Management Plan, prepared by a 
suitably qualified person, for the 
whole of the site that 
demonstrates to the responsible 

As part of the approved Development Plan, 
WSP Parsons Brinckerhoff (formerly known as 
Built Ecology) have provided an appropriate 
Sustainability Management Plan (commonly 
referred to ESD Management Plan).  It 
generally achieves ‘best practice’ Ecologically 
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OBJECTIVE ASSESSMENT 

authority how the future 
development of the site will 
strategically embody best practice 
Ecologically Sustainable 
Development (ESD). To do so it 
must include a sustainability 
assessment that will form part of 
the approved development plan 
and will address the following 
themes: 
 
1. Energy Efficient Design 

2. Integrated Water Management 

3. Waste Reduction 

4. Biodiversity 

5. Sustainable Transport 

6. Building Standards 

Sustainable Development.  A condition of any 
approval will require this report to be updated to 
reflect the revised Development Plan. 
 
Complies subject to condition 

Buildings must be capable of 
achieving: 
 
1. a minimum 5 star GreenStar 
rating under the Green Building 
Council of Australia’s GreenStar 
Building Design Rating Tools or 
any successor of GreenStar;  
or 
2. alternative accreditations of 
equal or greater standing as may 
be considered acceptable to the 
responsible authority at the time of 
approval. 
 

The Sustainability Management Plan that forms 
part of the approved Development Plan 
demonstrates that the buildings are capable of 
achieving a minimum five (5) star GreenStar 
rating.  Key features creating this include: 
Building form, orientation and thermal massing; 
shading and glazing; insulation; colours and 
finishes; maximising cross ventilation; HVAC 
system controls reducing heating and cooling 
energy waste; photovoltaic cells for sunshine 
energy production; consideration of on-site co-
generation energy production; water sensitive 
urban design.  A condition of any approval will 
require this report to be updated to reflect the 
revised Development Plan. 
 
Complies subject to condition 
 

Permeability and Access 
 
The development plan must show or make provision for: 
 

Arthurton Road on the north-side 
to be widened by at least 5 metres 
to achieve enhanced pedestrian 
amenity and safety to allow for a 
wider pedestrian footpath, 
kerbside car parking and the 
planting of street trees. 
 

Arthurton Road on the north side is to be 
widened by 5m as required.  The Site Master 
Plan confirms the provision.  
 
Complies  
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OBJECTIVE ASSESSMENT 

Arthurton Road on the south side 
to be widened by at least 1.5 
metres to achieve enhanced 
pedestrian amenity and safety 
between High Street and Herbert 
Street (railway station). 
 

The South side of Arthurton Road Site 2 has 
been completed and has a suitable pedestrian 
amenity between High Street and Herbert 
Street. 
 
Complies 
 

The location of all vehicle access 
points, vehicle access ways, 
pedestrian access ways, linkages 
to the streets and to adjacent 
lands, recognising that direct 
access to Arthurton Road should 
be limited to a maximum of three 
locations on the northern side and 
no direct access on the southern 
side. 
 

The location of vehicle accessways are 
generally appropriate subject to condition and 
no objection has been received from VicRoads, 
subject to condition.  
 
Complies subject to condition 

Pedestrian linkage/s north-south, 
between Elm Street and Arthurton 
Road. 
 

A north-south pedestrian link between Elm 
Street and Arthurton Road is provided. 
 
Passive surveillance is provided to the link, via 
residential lobbies and shop locations Buildings 
C, D, E and F.   
 
Site Master Plan confirms the commercial 
frontages adjacent to the link to have active 
frontages facing the link.   
 
Complies 
 

Provision for a future pedestrian 
connection from the Arthurton 
Road site (north) to High Street.  
 

Provision is made available for a future 
pedestrian connection from the subject site to 
High Street. 
 
Complies 
 

Provision of pedestrian operated 
signals within the vicinity of the 
Arthurton Road /Herbert Street 
intersection and details of the 
developer contributions towards 
construction and installation, to 
the satisfaction of the responsible 
authority. 
 

Provision is made for pedestrian operated 
signals within the vicinity of the Arthurton Road 
/Herbert Street intersection.  However further 
details as to the developer contributions 
towards construction and installation shall be 
provided as a condition of any approval. 
 
Complies subject to condition 
 

Design and Built Form: 
 
The development plan must show or make provision for: 
 

General: 
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OBJECTIVE ASSESSMENT 

The overall building heights (to 
AHD) and the number of storeys of 
any proposed buildings and 
structures. 
 

The number of storeys and the overall heights 
to AHD is provided and accords with 
acknowledged planning policy. 
 
Complies 
 

Take advantage of the long 
frontages to allow for access and 
individuality. 
 

The development takes advantage of the long 
frontages. 
 
Complies 
 

Provide solar access by utilising 
the northern aspects and through 
creating north-south openings 
within the sites. 
 

Solar access is provided with north south 
openings. 
 
Complies 

Achieve architectural quality and a 
high degree of articulation. 
 

The layout of the buildings and concept plans 
provide for architectural quality and a high 
degree of articulation.  Further details will be 
required as part of the Planning Permit 
process.   
 
Complies 
 

Land north of Arthurton Road: 
 

Achieve active building interfaces 
along Arthurton Road particularly 
along the eastern half of the 
frontage. 
 

Active building interfaces along Arthurton Road 
particularly along the eastern half of the 
frontage are achieved.  Building B includes a 
Commercial frontage that wraps around the 
corner with Arthurton Road and Herbert Street.   
 
Complies 
  

Along the western half of the 
Arthurton Road frontage, allow the 
option of reducing the number of 
building entrances to provide for 
separation from arterial road 
activities. 
 

Commercial/Retail fronts face the western half 
of the Arthurton Road frontage and the number 
of direct building entrances is limited to one (1) 
for Building E from Arthurton Road.  Additional 
retail entrances are proposed that enhance the 
active frontage along Arthurton Road.   
 
Complies 
 

Provide for predominantly 
continuous pedestrian shelter 
along the eastern section of 
Arthurton Road. 
 

An almost continuous length of canopy 
provides shelter along Arthurton Road, this is 
described in the design response sections for 
building E and F fronting Arthurton Road. 
 
Complies 
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Along Herbert Street, manage the 
western sun orientation, and 
provide for medium to higher level 
building façades. 
 

Buildings A and B are designed so as to 
present relatively minor facades to the west,  
sun shading is proposed on western facades, 
further details of sun shading will be required 
as part of the Planning Permit process.  
 
Complies 
 

Provide for windows and street 
entries that achieve passive 
surveillance of the streets. 
 

Passive surveillance is provided. 
 
Complies 

Allow for buildings to step up in 
height within the body of the site 
to achieve high density site 
utilisation. 
 

Buildings step up in height within the body of 
the site as required. 
 
Complies 
 

Allow for the creation of landmark 
building/s within the site, 
particularly towards the Herbert 
Street section where attractive 
views can be obtained from upper 
levels while achieving good 
separation from adjacent sensitive 
land uses. 
 

A landmark building of 8 storeys is located at 
the Herbert Street/Arthurton Road intersection.   
 
Complies 

Create areas of open space within 
the site for residents and users. 
 

There are areas of open space within the 
subject site for residents at ground floor North 
Square, Play Space and North South Link in 
addition to communal terraces.   
 
Complies 
 

Orientate spaces to achieve solar 
access. 
 

Solar access is available from the Communal 
terraces on: 
 
Northern rooftop garden Level 3 of Building A; 
 
Terrace on Level 2 Building A; and 
 
Rooftop terrace Level 8 of Building B.   
 
There is opportunity for solar access to North 
Square and Play Space. 
 
Complies 
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OBJECTIVE ASSESSMENT 

Provide for transitional building 
heights close to the residential 
properties which abut the northern 
site. 
 

Building C provides a transitional height being 
three (3) storeys high. 
 
The Northern portion of Building A provides a 
transition of four to three storeys 
 
Complies 

Land south of Arthurton Road: 
 

Achieve active building interfaces 
along Arthurton Road and the 
Council car park frontages. 
 

Active interfaces have been provided to 
Arthurton Road and the Council Car Park.   
 
Complies 

Acknowledge street and site 
interface to the south by stepping 
building height along these edges. 
 

The building height along the southern edge is 
stepped back. 
 
Complies 
 

Requirement for a Mix of Uses: 
 

The development plan must 
describe arrangements which will 
ensure that a mix of residential 
and non-residential uses occurs 
on the sites through development 
stages. 
 

Site 2 is complete.  Staging of Site 1 will occur 
so that the development is split into three (3) 
construction stages.   
 
Stage 1 will include the western most portion of 
the site (frontage to Herbert Street).  Buildings 
A and B, Play area, single level basement, Tree 
planting along Herbert Street and temporary 
treatments along Arthurton Road. 
 
Stage 2 will include area between Elm Street 
and Arthurton Road (mid block), Buildings C, D 
and E, Public North South link, double storey 
basement beneath central portion of site and 
final street treatment along Arthurton Road. 
 
Stage 3 will include eastern most portion of site 
Building F and links towards High Street.  
 
It is acknowledge that the staging of 
development is subject to market forces. 
 
Complies 
 

The responsible authority may 
refuse a permit for an application 
to subdivide, use or develop the 
land if it considers that the 
granting of a permit would lead to 
a mix of uses not being achieved. 
 

Acknowledged.  There is no indication that the 
granting of a permit would lead to a mix of uses 
not being achieved. 
 
Complies 
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Integrated Transport and Traffic Management: 
 
The development plan must make provision for and address: 
 

The range and scale of uses that 
will be anticipated on the sites. 
 

The revised Development Plan makes 
provision for the range and scale of uses 
anticipated through provision of adequate areas 
for services, access and open space. 
 
Complies 
 

Estimated vehicle trip generation 
levels. 
 

The estimated total vehicle trip generation level 
(maximum) is 3 300 movements per day, which 
is less than the maximum suggested by Panel 
(being 3,402 movements per day) and less 
than what has been approved with the 2013 
amendment to the Development Plan 3,842.  
The location of the site, with access to excellent 
public transport infrastructure, approximately 
145 bicycle parking spaces to be provided and 
conditions relating to a Green Travel Plan are 
considered appropriate ways to reduce traffic 
and the proposal is therefore considered 
acceptable.   
 
Complies subject to condition 
 

The expected staging of building 
occupation. 

Site 2 has been constructed and is occupied.  
Staging of Site 1 will occur so that the 
development is split into three (3) construction 
stages.   
 
Stage 1 will include the western most portion of 
the site (frontage to Herbert Street).  Buildings 
A and B, Play area, single level basement, Tree 
planting along Herbert Street and temporary 
treatments along Arthurton Road. 
 
Stage 2 will include area between Elm Street 
and Arthurton Road (mid block), Buildings C, D 
and E, Public North South link, dounble storey 
basement beneath central portion of site and 
final street treatment along Arthurton Road. 
 
Stage 3 will include eastern most portion of site 
Building F and links towards High Street.  
 
 
Complies 
 

Vehicle ingress and egress points 
and estimated levels of usage. 
 

Vehicle ingress and egress points are located 
at the Herbert Street, Elm Street and loading 
bay from Right of way to Building F.  
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Further information is required to confirm 
measures to be put in place restricting usage of 
Elm Street to the satisfaction of the 
Responsible Authority 
 
Complies subject to condition 
 

Car parking for the uses should be 
limited in general supply, 
consistent with the transit oriented 
nature of the development. 
 
The level, allocation and location 
of car parking on the lands. 
 

Car parking is limited in general supply, 
consistent with the transit oriented nature of the 
development.   

The proposed allocation of car parking is: 

- Retail – 3 spaces per 100 square metres 

- Office – 2.5 spaces per 100 square metres 

- Residential – 0.97 spaces per apartment 

The last endorsed rate for the Development 
plan in 2014 was: 

- 1 bedroom dwellings – 0.8 spaces per 
dwelling.  

- 2 bedroom dwellings – 1 space per 
dwelling.  

- Retail – 3 spaces per 100m² floor area.  

- Office – 3 spaces per 100m² floor area.  

- Supermarket – 5 spaces per 100m² floor 
area. 
 

The rates proposed are considered acceptable. 
 
Complies  
 

The location of car parking spaces 
should be situated at basement 
level or in structures.  Visibility 
from the street should be limited 
to small sections of (generally 
short term) parking. 
 

The car parking spaces are generally located 
within basement structured that are of limited 
visibility from the street. 
 
Complies 

Impacts on the arterial and local 
roads and any mitigating works 
required. 
 
Any proposed off-site traffic 
management treatments. 
 

Mitigating works required: 
 
The Transport Management and Planning Unit 
have assessed the Development Plan and 
specified that measures to restrict traffic 
movements to Elm Street are required.  It is 
therefore recommended that traffic 
management measures are in place to restrict 
usage of Elm Street to the satisfaction of the 
Responsible Authority as a condition of any 
approval. 
 
In addition, VicRoads Transport and Traffic 
Management Plan for VicRoads approval. The 
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plan must assess the impact of the 
development on St George Road, High Street 
and Arthurton Road and any mitigation works 
required. 

 
Complies subject to condition 
 

Any changes identified for public 
transport stops, pedestrian or 
bicycle access ways. 
 

No identified changes have been highlighted by 
VicRoads or Public Transport Victoria. 
 
Complies, subject to condition 
 

Provision for secure bicycle 
storage for residents, and workers 
with end of bicycle trip facilities 
for workers. 
 
Provision for short term bicycle 
parking for visitors to the sites. 
 
Provision for loading and 
unloading of vehicles. 
 

Secure bicycle storage; short term bicycle 
parking; and loading/unloading of vehicles has 
been committed to.  The detail of this will need 
to be assessed at the Planning Permit stage. 
 
Complies 
 

Measures that can be adopted to 
reduce private car usage across 
the development. 
 

A Green Travel Plan is required as a condition 
of any approval. 
 
Car sharing details are to be provided as a 
condition of any approval. 
 
Various other walking, cycling and public 
transport encouragement mechanisms as 
provided in the Green Travel Plan. 
 

The responsible authority must 
consult with the relevant roads 
authority and relevant public 
transport authority prior to 
approving the plan. 
 

VicRoads have been consulted. 
 
VicRoads advises that its previous comments 
relating to the approved Development Plan 
remain valid for the revised Development Plan. 
 
Conditions of any approval will require the 
conditions, as set out on the approved 
Development Plan, to be included as part of 
this revised Development Plan. 
 
Public Transport Victoria has not objected to, or 
provided any recommended conditions for the 
proposed Development Plan. 
 
Complies, subject to condition 
 

Landscape Plan: 
 

The development plan must A schematic landscape plan has been provided 
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include a schematic landscape 
plan for the whole of the sites. It 
must be consistent with all other 
development plan requirements. 
This plan is to indicate: 
 
1. Design philosophy. 
 
2. The identification of any 

sensitive interfaces and 
proposed treatments. 

 
3. The treatment of street 

edge spaces and internal 
spaces for vehicular and 
pedestrian access, bicycle 
parking, recreation and 
solar access. 

 
4. The treatment of footpaths 

in Elm Street, Herbert 
Street, Arthurton Road and 
Helen Street as applicable. 

and is generally consistent with all other 
development plan requirements. 
 
The plan indicates: 

1. An acceptable design philosophy. 

2. Sensitive interfaces and proposed 
treatments. 

3. The treatment of street edge spaces 
and internal spaces. 

4. The treatment of footpaths in Elm 
Street, Herbert Street, Arthurton Road, 
and Helen Street. 

 
Further detailed landscape plans will be 
required as part of the Planning Permit 
process.   
 
Complies 
 

Environmental Management: 
 

The development plan is to include 
an assessment by a suitably 
qualified environmental 
professional. The assessment 
must include: 
 

1. The nature of the previous 
uses or activities on the sites. 

 
2. The length of time the activities 

took place. 
 

3. What is known about 
contamination present on the 
land. 

 
4. How the contamination is 

distributed. 
 
The assessment may deal with the 
site in stages. 

A preliminary environmental assessment has 
been provided by Golder Associates Pty Ltd. 
 
The nature of the previous uses is that the site 
has been used for industrial and commercial 
purposes including textile operations and 
clothing manufacturing, offices, warehousing 
and distributions activities. 
 
The activities have generally taken place since 
the 1940-1950’s to the present. 
 
What is known about contamination is that 
following a preliminary site inspection (walk 
over), no evidence of fill, odorous material, or 
potential point sources of contamination were 
identified.  However, the previous uses 
undertaken on the site have a ‘high’ potential to 
result in contamination.  Therefore further 
investigations are required to determine the 
extent of (any) contamination. 
 
It is considered that it is acceptable for this 
process to continue during the Planning Permit 
process as the site is subject to the provisions 
of the Environmental Audit Overlay. 
 
Complies 
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Construction Management Plan: 
 
The development plan must include an outline of a construction management plan 
which sets out the principal construction issues and how the anticipated processes will 
be managed. 
 
The construction management plan must include a construction staging program and 
must outline: 

1. Measures to protect the amenity of surrounding areas through the construction 
period against dust, noise and stormwater control and security lighting. 

2. The management of construction worker vehicles. 

3. The delivery and storage of materials on the site. 

4. Addressing any site contamination (if relevant). 

5. A schedule of hours of work during the normal week. 

6. A procedure to seek specific out of hours work to deal with special construction 
requirements. 

7. Construction access to the site. 

8. The management of traffic operation that might affect Arthurton Road. 

9. Measures to limit construction vehicle activity on Elm Street. 

 
A condition of any approval will require the Construction Management Plan to be 
generally in accordance with that which forms part of the approved Development Plan. 

 

 
Design and Development Overlay – Schedule 14 
 
In accordance with the guidelines as set out in Schedule 14 of the Design and Development 
Overlay, in assessing the development plan the responsible authority should consider the 
relevant guiding principles under precinct A1 (Arthurton Road): 
 
1. New development should provide an integrated public, pedestrian and street-based 

continuous retail and commercial edge along Arthurton Road between High Street and 
Herbert Street – Complies. 

 
The design outcomes; permeability and access; detailed redevelopment fronting Arthurton 
road (north side); specific Elm and Helen Street interfaces will be considered at planning 
permit stage. 
 
Strategic Justification 
 
The proposal is consistent with State Planning Policy Framework, in particular Clause 16.01-
2 ‘Location of residential development’. The clause emphasises the need to concentrate new 
housing development in and around: 

1. Activity Centres: 

2. Employment corridors; and 

3. Strategic Redevelopment Sites.  
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Within a one kilometre radius of Arthurton Row, the services and infrastructure available 
within a walkable catchment includes: 

1. Tram route 11 

2. Tram route 86 

3. Tram route 112 

4. South Morang railway line (via Northcote Station) 

5. Bus route 508 

6. Bus route 510 

7. Bus route 552 

8. Bus Route 567 

9. Bus route 958 

10. High Street Retail Spine 

11. Northcote Plaza 

12. Batman Park 

13. All Nations Park 
 
The abovementioned services and infrastructure located within the vicinity of the subject site 
make the area highly serviceable and appropriate for significant redevelopment. 
 
The proposal is consistent and will achieve the objectives identified in the Municipal Strategic 
Statement (MSS) in particular Clause 21.03 Housing (substantial change), Clause 21.03-3 
Housing Diversity and Equity,  and Clause 21.04-3 Retail and Commercial Activity.  The site 
is located in the ‘Arthurton Road precinct’, within the Design and Development Plan Overlay 
and the Northcote Central Structure Plan (2007).  The proposal is generally consistent with 
the preferred future vision of the precinct, including building heights of up to 8 storeys. A mix 
of commercial uses and a range of 1, 2 and 3 bedroom dwellings are proposed. 
 
The Darebin Economic Land Use Strategy (2014) notes that larger format retail opportunities 
are particularly difficult to accommodate in established centres such as Northcote due to the 
prevailing subdivision pattern and high level of land fragmentation and states: 
 

“… the Northcote Major Activity Area is the subject of interest from developers and 
retail operators seeking to expand retail activity.” 

 
The revised Development Plan is in accordance with the purpose of the Mixed Use Zone and 
the Development Plan Overlay – Schedule 10 in that it provides a range of residential and 
commercial uses which complement the mixed use function of the locality. 
 
Car Parking 
 
In addition to the assessment under the Development Plan Overlay – Schedule 10 and 
comments received from VicRoads and Public Transport Victoria, the application has been 
referred to Council’s Transport Management and Planning Unit. 
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Car parking on the site is proposed to be provided as follows:  
 

2013 Development Plan Rate 2017 Development Plan Rate 

Use Rate Use Rate 

1 bedroom 

 

2 and 3 bedroom 
dwellings 

0.8 per dwelling 

 

1 per dwelling 

1, 2 and 3 bedroom 
dwellings 

0.97 per dwelling 

Retail 

 

3 spaces per 100m² 
floor area 

Retail 

 

3 spaces per 100m² 
floor area 

Office 3 spaces per 100m² 
floor area 

Office 2.5 spaces per 
100m² floor area 

Supermarket 5 spaces per 100m² 
floor area 

Supermarket N/A 

 

While a slight reduction in car parking for the dwellings is proposed when compared against 
the 2013 development plan rates, Council does not object to the above rates having taken 
under consideration the following matters: 

- Removal of the supermarket will generate less trips than the retail and office space. 

- The proximity to public transport, walking and cycling routes and the provision of 
appropriate end-of-trip facilities that will encourage reduce dependence on private 
vehicles. 

- Proximity to the Northcote Activity Centre, and the convenience access to many 
services which further diminishes private vehicle use. 

- Empirical data that indicates there is a market for dwellings that do not provide car 
parking spaces, with ABS data identifying 39% of one-bedroom dwellings, 21% of two-
bedroom dwellings and 19% of three-bedroom dwellings do not have a vehicle. 

- There are limited opportunities for on-street car parking given the majority of the 
surrounding streets are subject to parking restrictions. 

 

Further detail on the car parking layout and design will be required as part of the Planning 
Permit process.   
 

Bicycle Parking 
 

It is acknowledged that a definitive development schedule has not yet been determined. 
However based on the anticipated proposed development schedule contained within the 
2017 Traffic report, the site is calculated to have a bicycle parking requirement as follows: 
 

Use Rate Employee / 
Resident 

Requirement 

Visitor / 
Shopper 

Requirement Employee / Resident Visitor / Shopper 

Dwelling (four 
or more 
storeys) 

1 resident space to each 5 
dwellings 

1 visitor space to each 10 
dwellings 

80 40 

Office (if net 
floor area 

>1000 square 
metres) 

1 to each 300 square 
metres 

1 to each 1000 square 
metres 

5 2 

Retail 1 to each 300 square 
metres 

1 to each 500 square 
metres 

10 6 

Total Requirement 95 48 
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It is noted that the Off-street Bicycle and Motorcycle Parking Review (March 2016) prepared 
by Phillip Boyle & Associates for City of Melbourne found that the current planning scheme 
provisions were not adequate, that the requirements for bicycle and motorcycle parking 
should be increased, and that the quality of the spaces and facilities should be better 
regulated. 
 
The review recommended that in Clause 52.34 Bicycle Facilities (relevant to bicycle parking) 
the City of Melbourne seek to: 

 Modify the Decision Guidelines to provide clearer guidance for responsible authorities 
so that that the importance of bicycle parking is emphasised.  

 Increase the rates for users (Employee/resident and Visitor/shopper/student) especially 
for dwellings. It is recommended that the current rate of ‘1 for every 5 dwellings’ be 
changed to ‘1 to each 1 bedroom in a dwelling’ with the option to vary with a permit.  

 Require a bicycle parking space for each 100m2 of Net Floor Area for most uses. 

 Change the design guidelines to provide clearer guidance for developers and 
designers to increase the effectiveness, safety, security and access of the parking that 
is provided. 

 
Given the proposal is located close to cycle connections and public transport, provides a 
range of travel choices apart from private vehicles, and that a car parking waiver is being 
sought as part of the application, the provision of one dedicated bicycle parking space for 
each apartment is considered appropriate for the apartments.  Provision of bicycle of parking 
for the Office and Retail uses as per the Planning Scheme rates is considered appropriate. 
 
Ideally bicycle parking should be on the ground floor and easily accessible and bicycle 
parking for visitors or shoppers must be provided near the main entrances to the 
development. 
 
Showers & Change Rooms 
 
Clause 52.34 of the Darebin Planning Scheme requires 1 shower for the first 5 employee 
bicycle parking spaces, and 1 shower for each subsequent 10 spaces. As yet no details on 
the provision of shower facilities has been made. 
 

TRAFFIC 

- Further information is requested from the applicant in relation to existing and expected 
traffic volumes to Elm Street. It recommended that access to the development be 
retained from Herbert Street and further infiltration to Elm Street and the local street 
network is limited. 

 

Pedestrian Design 
 
While definitive designs has not yet been determined, based on the Master Plan prepared by 
the applicant the site will provide multiple pedestrian interfaces along all street frontages – 
Arthurton Road, Herbert Street and Elm Street. 
 
As part of the development, a public pedestrian link is proposed towards the eastern end of 
the subject site providing a connection between Elm Street and Arthurton Road. In addition, 
a future pedestrian link to High Street has also been planned for. Further details around how 
the safety and amenity of residents and members of the public will be maintained as a result 
of the public pedestrian link, will be confirmed when the Planning Permit applications are 
lodged. 
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Schedule 10 to the Development Plan Overlay notes the provision of pedestrian operated 
signals within the vicinity of the Arthurton Road/Herbert Street intersection. The proposed 
signalised pedestrian crossing has been annotated on the Master Plan but has not been 
discussed within the Transport Impact Assessment (April, 2017). 
 
Whilst supportive of the provision of the pedestrian operated signals; further consideration 
around the location of the facility is warranted. Council has recently constructed a pedestrian 
refuge on Arthurton Road adjacent to the railway lines that provides a safe connection 
between Northcote Train Station and the north side of Arthurton Road. The operation of the 
boom gates also acts as a “shadow” providing crossing opportunities for pedestrians. Exact 
layout of pedestrian crossing will be confirmed as part of a Planning Permit application. 
 
As required under DPO10; further details of the developer contributions towards construction 
and installation of any VicRoads approved pedestrian operated signals must be provided to 
the satisfaction of the Responsible Authority. 

 
Vehicle Access 
 
Vehicle Access Management 
 
The current development plan (2017) proposes vehicular access from Herbert Street and 
from Elm Street via two single access points. The proposal therefore seeks a reduction in the 
number of access points from the previous development plan (2011) which in addition to the 
access to Herbert Street and Elm Street also proposed two (2) crossovers to Arthurton Road. 
The proposed access arrangements are not supported (refer to the section below for further 
discussion around this issue). Notwithstanding, the removal of the access points from 
Arthurton Road will provide a safer environment, especially given the proposal seeks to 
establish a bicycle lane on Arthurton Road. It is also preferable that the number of access 
points to a road in a Road Zone is reduced. 
 
The Master Plan also makes reference to vehicle access from the existing ROW located 
adjacent the eastern boundary of the development. Further information is requested in terms 
of how this access will work. The applicant is requested to give due consideration to existing 
and future traffic volumes along the ROW as a result of expected future development within 
the area. Any application for development will confirm the arrangement. 
 

Traffic Impact 
 
The applicant has undertaken a review of existing and future traffic volumes at the following 
three intersections; 

 Arthurton Road / St Georges Road; 

 Arthurton Road / Herbert Street; and  

 Arthurton Road / High Street. 
 
In relation to the subject site, future traffic volumes on Herbert Street and Elm Street are 
expected to be as follows: 
 

 AM Peak Hour PM Peak Hour 

Herbert Street 304 409 

Elm Street 271 330 
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Assuming that peak hour volumes are 10% of average daily volumes, post development 
Herbert Street is anticipated to carry approximately 3,000 to 4,000 vehicles per day and Elm 
Street is expected to accommodate 2,700 to 3,300 vehicles per dY. These volumes are 
beyond the carrying capacity of local streets which typically accommodate volumes in the 
range of 2,000 to 3,000 vehicles per day. As part of any Planning Permit the layout and 
access from the proposed basements will confirm useage. The rates generated from the 
development are less than what the Panel allowed (3,402 trips per day) whereas 
approximately 3,200 trips will be generated by the proposal.  
 
The development proposes 508 car parking spaces located within two basement level car 
parks accessed from Herbert Street and Elm Street. On this basis it is expected that Elm 
Street could accommodate a significant volume of post development traffic. Elm Street is a 
local road and predominately residential in nature and continues to experience significant 
growth in traffic from future development in the area. 
 
To adequately manage traffic, it is Councils preference that access to the development is 
prioritised to Herbert Street and further traffic infiltration to Elm Street and the surrounding 
local road network is discouraged. To achieve this outcome, traffic should be directed back 
towards Arthurton Road rather than penetrating the local street network as far as practically 
possible. A condition will require details of this to be included on the Development Plan. 
 
The applicants traffic memo that was supplied following Councils RFI (16 August 2017) 
assessed the implications of restricting the Herbert Street access to left-out only. This 
assessment was conducted under the assumption that the Elm Street access would remain. 
This is incorrect and Council requires that the development must prioritise access to Herbert 
Street and not Elm Street. 
 
Given the expected post development traffic volumes, Councils would expect the applicant to 
contribute towards traffic management improvements within the area. There are 
opportunities to improve the street environment at the Herbert Street / Elm Street and the 
Herbert Street / Arthurton Road intersections particularly in relation to pedestrian access and 
permeability. This is particularly relevant given the expected increase in pedestrian volumes 
post development. 
 
On the basis of the foregoing discussion, the applicant is requested to provide the following 
information in part as part of the amended Development Plan and design detail as part of 
Planning Permit applications: 

- The development must prioritise access to Herbert Street and not Elm Street. 

- Further details of how the safety and amenity of residents and members of the public 
will be maintained as a result of the public pedestrian link. 

- Further assessment of locating the pedestrian operated signals midpoint along 
Arthurton Road, given there are no safe opportunities to cross Arthurton Road between 
High Street and Herbert Street. 

- Further details of the developer contributions towards construction and installation of 
any VicRoads approved pedestrian operated signals must be provided to the 
satisfaction of the Responsible Authority. 

- Consideration of a revised cross-section that removes on-street car parking along the 
northern kerb and reallocates this space to the footpath and bicycle lane (minimum 
bicycle lane width of 2m recommended). 

- The development to provide bicycle parking at a rate of one dedicated bicycle parking 
space for each apartment is considered appropriate for the apartments. 
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- Further information in regard to how the access to the ROW will operate. The applicant 
is requested to give due consideration to existing and future traffic volumes along the 
ROW . 

- Given the size of the development, the car parking waiver and proximity to sustainable 
transport modes; it is recommended that a Green Travel Plan be prepared for the site.  

 
Environmental Audit Overlay 
 
The subject site is affected by an Environmental Audit Overlay.  The purpose of the 
Environmental Audit Overlay is: 
 

To implement the State Planning Policy Framework and the Local Planning Policy 
Framework, including the Municipal Strategic Statement and local planning policies. 
 
To ensure that potentially contaminated land is suitable for a use which could be significantly 
adversely affected by any contamination. 
 
Please see assessment under the Development Plan Overlay earlier in this report. 
 
Special Building Overlay 
 
The site is partially affected by a Special Building Overlay.  Whilst there is no requirement 
under section 55 of the Act to refer the application, a letter was sent to Melbourne Water 
seeking their views on the proposal.  As Melbourne Water’s advice is of a more technical 
nature, it has been passed on to the applicant for future reference and to inform them as part 
of any future Planning Permit process.   
 

REFERRAL SUMMARY 
 

Department/Authority Response 

Capital Works No objection 

Transport Management 
and Planning 

Following comments: 

- (summarised) The development must prioritise access 
to Herbert Street and not Ethel Street. 

- Further details of how the safety and amenity of 
residents and members of the public will be maintained 
as a result of the public pedestrian link. 

- Further assessment of locating the pedestrian operated 
signals midpoint along Arthurton Road, given there are 
no safe opportunities to cross Arthurton Road between 
High Street and Herbert Street. 

- Further details of the developer contributions towards 
construction and installation of any VicRoads approved 
pedestrian operated signals must be provided to the 
satisfaction of the Responsible Authority. 

- Consideration of a revised cross-section that removes 
on-street car parking along the northern kerb and 
reallocates this space to the footpath and bicycle lane 
(minimum bicycle lane width of 2m recommended). 
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Department/Authority Response 

- The development to provide bicycle parking at a rate of 
one dedicated bicycle parking space for each 
apartment is considered appropriate for the 
apartments. 

- Further information in regard to how the access to the 
ROW will operate. The applicant is requested to give 
due consideration to existing and future traffic volumes 
along the ROW. 

- Given the size of the development, the car parking 
waiver and proximity to sustainable transport modes; it 
is recommended that a Green Travel Plan be prepared 
for the site.  

Officer’s Comment: 

Condition will require additional restrictions in place for the 
layout and vehicle access to Elm Street. No planning permit 
for development can be issued until this arrangement has 
been confirmed.  

Concern over access off the right of way for building F 
would be managed by the Planning Permit application 
process. 

Details for pedestrian access would be confirmed under the 
Planning Permit applications. 

Treatment of the cross section to the Arthurton Road 
extension are not endorsed under the Development Plan 
and would be dealt with as part of a Planning Permit 
application. 

Bicycle rates would be confirmed under a Planning Permit 
application. 

Economic Development 
Unit 

- (summarised) No objection to the proposed 
amendment, commercial properties should be designed 
to accommodate a large type of uses. 

 

Environmentally 
Sustainable Development 
Officer 

- (summarised) Use separate waste and recycling chutes 
for all apartments. 

- Bike parking for residents should be on the ground floor 
and/ or basement 1.  It must be convenient to access, 
secure and provide a variety of bike holds. 

- West glazing should be minimised and external 
adjustable shading installed. 

- Whole site to meet CSIRO Best practice Stormwater 
guidelines in MUSIC tool. 

- The ESD report uses a Green Star tool and the SDS 
tool that is no longer available.  The Green Star Design 
and As Built or Green Star Communities tool and BESS 
tool would need to be used as part of the planning 
submission. 
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Department/Authority Response 

- Lighting to be LED, not compact fluorescent. 

- The water rating of the toilets to be increased to a 
minimum of 4 stars, 5 stars is preferred. 

- The location of the clothes lines to the bathroom is not 
an ideal outcome.  The development should be 
designed so on ground units have access to a POS for 
clothes lines, vegie gardens, etc.  The balconies should 
be large enough to accommodate an external 
adjustable clothes line. 

- The waste area must be easy to access.  No bins are 
to be stored on council land at anytime.  Bins need to 
be collected on-site and the number of collections 
limited to reduce the noise and pollution impact on 
surrounding residents. 

- The ESD report mentions a swimming pool however it 
appears to have been removed.  Provide more details. 

- The Green Star report and SDS assessment lists many 
sustainable features however further assessment will 
be required when plans are submitted.  The plans are 
too general for a thorough analysis.   

- Borrowed light bedrooms are not allowed. 

- Battle axe bedrooms should be avoided.  Where they 
must be used the BADS guidelines are applicable. 

- Unit living/ kitchen areas should be no more than 8m 
deep and 5m deep for south facing based on the BESS 
guidelines. 

- Operable windows to be maximised. 

- Daylight and natural ventilation to common areas such 
as corridors and lobbies. 

- The development needs 3 bedroom units for families. 

- NatHERS cooling loads not to exceed the BADS 
guidelines. 

- Ensure a bike can access the whole site. 

Officer’s comment:  

Planning Permit for mixed use development will be subject 
to Clause 21.12 Environmentally Sustainable Development. 
Comments can be dealt with detailed design at time of an 
application for Planning Permit. 

 

Public Realm Unit - (summarised) Lack of communal open space for the 
proposed number of dwellings.  

- Clarification is needed on how the proposed 
development will interface with Arthurton Road 
frontage, including: 

o How the proposed will activate this frontage with 
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Department/Authority Response 

consideration of high foot traffic. 

o Proposed planting in consideration of solar access 

along Arthurton Road. 

o Consider opportunities to increase medium to large 

canopy trees as well as consideration of formal 
streetscape planting for increased amenity and 
visual aesthetics. 

o How will the proposed encourage/invite the public 

into the space through spatial form. 

- Consider opportunities for passive activity spaces along 
the main public north/south pedestrian link for residents 
to gather/socialise and to increase communal open 
space in the development. 

- Details on how pocket parks, playspace and communal 
terraces will provide for all access & mobility impaired.  

- Details on north square and playspace design and 
spatial function including the interface between the 
north square and Elm Street. 

- Details for exterior lighting to provide a safe 
environment for residents and increase amenity. 

- Site permeability details and provision of medium and 
large tree canopies to suit a development of this size, 
see comments overpage regarding Amendment VC136 
requirements. 

- There is concern that the outdoor/indoor communal 
facilities may not be workable solutions given the scale 
of the development, such as relying on residents to 
maintain worm farms and composting facilities. A 
diverse mix of communal facilities including provision of 
barbeques, outdoor dining facilities, garden plots, 
seating, multi-function spaces, bicycle workshops and 
other community facilities is encouraged. 

Officer’s comment 

General Comments from the Public Realm Unit will be 
subject to Planning Permit Application. Condition will require 
the deletion of the  numerical and percentage value of deep 
soil area. 

Strategic Asset 
Management 

- No objection to use of Right of Way 

Strategic Planning Unit - (summarised) Support the proposal 

- In this regard the proposal meets the objective under 
‘requirements for development plan’ in DPO10 “to 
encourage the development of the sites for residential, 
commercial, retail, service and related uses that will 
increase the economic and social functions of the 
centre.” 
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Department/Authority Response 

Urban Design - (summarised) Urban Designer provided intial 
guidedance in accordance with Design and 
Development Overlay – Schedule 14 (Clause 43.02) 
and Development Plan Overlay – Schedule 10 (Clause 
43.04) and the proposal generally complies. 

Public Transport Victoria No objection 

Melbourne Water No objection see body of report for details 

VicRoads No objection, subject to condition included in 
recommendation see body of report for details 

 

PLANNING SCHEME SUMMARY 
 
 
Applicable provisions of the Darebin Planning Scheme 
 

Section of Scheme Relevant Clauses 

SPPF (Clauses 11, 13.03, 15.01, 15.02, 16, 17.01, 17.03, 18.01, 
18.02) 

LPPF (Clauses 21, 21.03, 21.04-3 21.05-1, 21.05-2, 21.05-3, 21.05-5, 
22.03, 22.07, 22.10, 22.11)  

Zone Mixed Use Zone (Clause 32.04)  

Overlay Design and Development Overlay – Schedule 14 (Clause 43.02)  
Development Plan Overlay – Schedule 10 (Clause 43.04)  
Special Building Overlay (Clause 44.05)  
Public Acquisition Overlay (Clause 45.01) (Site 2 only) 
Environmental Audit Overlay (Clause 45.03)  
Development Contributions Plan Overlay (Clause 45.06 expired)  

Particular provisions (Clauses 52.06, 52.07, 52.34, 52.36) 

General provisions (Clause 65.01) 

Neighbourhood 
Character Precinct 

N/A 

 

POLICY IMPLICATIONS 
 
Environmental Sustainability 
 
In accordance with the requirements of the Development Plan Overlay – Schedule 10, 
proposed buildings must be capable of achieving a minimum 5 star GreenStar rating under 
the Green Building Council of Australia’s Green Star Building Design Rating Tools or any 
successor of Green Star. 
 
Social Inclusion and Diversity 
 
Council has advised Meydan Group that a proportion of the proposed dwellings should be 
made available for social housing.  No commitment has yet been provided, other than the 
developer expressing willingness to explore all/any relevant options.  The issue may again 
be addressed under any planning permit application. 
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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. 

 Municipal Strategic Statement. 

 Planning and Environment Act 1987 (as amended). 

 Northcote Activity Centre Structure Plan April 2007. 

 Darebin Economic Land Use Strategy 2014. 

 Urban Design Guidelines for Victoria (Department of Environment, Land, Water and 
Planning, 2017). 

 Amendment C81 and C92 Adoption Council Report 15 March 2010. 

 C81 and C92 Proposed Adoption Council Report (post Survey) 16 August 2010. 

 Darebin C81 and C 92 Panel Report. 

 Approval Arthurton Row Development Plan Council Meeting Approval 21 November 
2011. 

 Delegate report for 9-13 Arthurton Road (Site 2), Northcote (Planning Permit D783/13). 

 
 

Attachments 

 POD-1-2011-B Arthurton ROW Development Plan - Advertised Document 
Development Plan (Appendix A) Enclosed under separate cover ⇨  

 Arthurton Road Development Plan Amendment Submission location (Appendix B) ⇩    
 

 

../../RedirectToInvalidFileName.asp?FileName=PC_30102017_ATT_470_EXCLUDED.PDF
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6. OTHER BUSINESS 

6.1 GENERAL PLANNING INFORMATION: SCHEDULED VCAT 
APPLICATIONS AD SIGNIFICANT 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). 

 Where an appeal has been adjourned and a new hearing date not yet set, the details 
appear with the text “struck out”. 

 Applications with a cost of construction of at least $3,000,000 currently under 
consideration. 

 

Recommendation 

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

 
 

Related Documents 

 Nil 
 

Attachments 

 General Planning Information - Scheduled VCAT Appeals and Significant Applications 
(Appendix A) ⇩    
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7. URGENT BUSINESS        

8. CLOSE OF MEETING  
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