
AGENDA 

Planning Committee Meeting to be held on 
Monday 12 October 2020 at 6.00 pm. 

This Planning Committee Meeting will be held 
virtually  

This measure is in accordance with the COVID-19 Omnibus (Emergency 
Measures) Bil l 2020, passed by the Victorian Government to allow 
Meetngs of Counci l and Committees to be held by electronic means. 

The meeting wi ll be available for the public to watch through 
livestreaming via Counci ls website www.darebin.v ic.gov.au 

The Council Chambers at 350 High Street, Preston wil l remain closed 
during this t ime.  

http://www.darebin.vic.gov.au/
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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 

 8888یرجى الاتصال بالھاتف  الاعمال،من بنود جدول  أيالمساعدة في  علىللحصول . ھذا ھو 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 काउं�सल क� बैठक के �लए एज�डा है। एज�डा के �कसी भी आइटम म� सहायता के �लए, कृपया 
8470 8888 पर टेल�फोन कर�। 
 
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 प�रषद्को बैठकको एजेन्डा हो। एजेन्डाका कुनै प�न वस्तुसम्बन्धी सहायताका ला�ग कृपया 8470 8888 मा 
कल गनुर्होस।् 
 
Punjabi 
ਇਹ ਕ�ਸਲ ਦੀ ਮੀਿਟੰਗ ਵਾਸਤੇ ਏਜੰਡਾ ਹੈ। ਏਜੰਡ ੇਦੀਆ ਂਿਕਸੇ ਵੀ ਆਈਟਮ� ਸੰਬੰਧੀ ਸਹਾਇਤਾ ਵਾਸਤੇ, ਿਕਰਪਾ ਕਰਕ ੇ
8470 8888 ਨੰੂ ਟੈਲੀਫ਼ੋਨ ਕਰੋ। 
 
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 ایجنڈا ہے۔ایجنڈے کے کسی بھی حصے کے بارے میں مدد کے لیے براه مہربانییہ کاؤنسل کی میڻنگ کا 
 کریں۔

 
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 

Nil  
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5. CONSIDERATION OF REPORTS 

 5.1 APPLICATION FOR PLANNING PERMIT 
16 Hunter Street Northcote 

 
Author: Statutory Planner  
 
Reviewed By: General Manager City Sustainability and Strategy  
 
Caretaker Statement  
 
In accordance with Councils Election Period Policy the recommended decision is not 
an Inappropriate Decision as defined in Section 69(2) of the Local Government Act 
2020, or an inappropriate Decision within the meaning of the Election Period Policy  
 

 
 
Applicant 
 
Shouman Pty Ltd 
 

Owner 
 
Nick Petroulas and Elpida 
Elizabeth Petroulas 
 

Consultant 
 
Gum & Maple Consulting 
 

 
 
SUMMARY 
• This application is for the construction of a double storey dwelling on a lot less than 300 

square metres. It is noted that the demolition of the existing dwelling does not form part 
of this application as it does not require planning permission. Secluded private open 
space is provided in the form of a garden to the rear of the dwelling and provision is 
made for two (2) on site car parking spaces, one of these being under cover. 

• The site is zoned General Residential Zone, Schedule 2 

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

• 10 objections were received against this application.  

• The proposal is generally consistent with the objectives and standards of Clause 54 of 
the Darebin Planning Scheme. 

• It is recommended that the application be supported.  
 
 
CONSULTATION: 
• Public notice was given via one (1) sign posted on site and letters sent to surrounding 

owners and occupiers.   

• This application was referred internally to Assets and Capital Delivery, Climate 
Emergency and Sustainable Transport, and the Arboricultural Planning Unit. 

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

That Planning Permit Application D/524/2019 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 Ground Floor Plan TP103, First Floor 
Plan TP104, Roof Plan TP105, Elevations TP106, and Elevations TP107 – all plans 
revision D, dated 18/05/2020 and prepared by Shouman) but modified to show: 

(a) Annotations detailing Tree Protection Zones, associated tree protection fencing 
and tree protection measures in accordance with the requirements of Condition 
Nos. 4 and 5 of this Permit. 

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

(c) Details of the fence on the southern boundary. The fence must be a minimum 
of 1.8 metres above natural ground level, except where within the front building 
setback. 

(d) Dimensions specifying the height of the front fence. 
(e) The wall of the retreat setback from the northern property boundary in 

accordance with Standard A10 of Clause 54.04-1 (Side and Rear Setbacks) 
without the further reduction of setbacks to any other boundaries. 

(f) Details of compliance with Standard A15 of Clause 54.04-6 (Overlooking) 
confirmed as follows: 

North facing first floor windows: 

• Obscure glazing to the master bedroom and bedroom 2 windows to 
read: fixed obscure glazing (not film) with a maximum transparency of 
25% to a minimum height of 1.7 metres above finished floor level. 

• The retreat and stairwell windows confirmed to have a sill height of at 
least 1.7 metres above finished first floor level. 

South facing first floor windows: 

• All south facing first floor windows confirmed to have a sill height of at 
least 1.7 metres above finished first floor level. 

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

(i) co-located where possible; 
(ii) located or screened to be minimally visible from the public realm; 
(iii) air conditioners located as far as practicable from neighbouring 

bedroom windows or acoustically screened; and 

(iv) integrated into the design of the building.  
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When approved, the plans will be endorsed and form part of this Permit. 
2. The development as shown on the endorsed plans must not be altered without the prior 

written consent of the Responsible Authority. 

3. Floor levels shown on the endorsed plans must be confirmed.  The confirmation of the 
ground floor level must take place no later than at the time of the inspection of the 
subfloor of the development required under the Building Act 1993 and the Building 
Regulations 2006.  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 sub-floor inspection.  The upper floor levels must be confirmed 
before a Certificate of Occupancy is issued, by a report from a licensed land surveyor 
submitted to the Responsible Authority. 

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

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

Tree 1  Naturestrip 2.0 metres 

Trees 2-10,  Adjoining property (south) 2.0 metres 

Tree 11 Adjoining property (south) 2.4 metres 

Tree s 13 & 14 Adjoining property (north) 2.0 metres 
*as defined in Arborist Report by Gum & Maple (06/02/2020) 

5. The following tree protection measures must be implemented for trees identified in the 
table to Condition No. 4 of this Permit: 
(a) Tree protection measures must be in accordance with Australian Standard 

AS4970 – 2009: Protection of trees on development sites and to the satisfaction 
of the Responsible Authority. 

(b) Protection fencing must be installed around the trees prior to any work on-site. 
Fencing must remain in place for the duration of construction and be installed 
in accordance with Australian Standard AS4970 – 2009: Protection of trees 
on development sites and 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 Tree Protection Zone (TPZ).  The movement of the fencing to 
allow such buildings and works shall only occur for the period that such 
buildings and works are undertaken, after which time the full extent of the 
fencing must be reinstated.  

(d) All demolition/excavation works within the TPZ of Trees 2-14 must be 
supervised by a qualified arborist 

• Any roots <40mm uncovered must be pruned with sharp/sterile tools 
(e) Ground protection is installed between the property boundary and dwelling 

footprint immediately following demolition works 
(f) It is imperative that pathways within TPZs are fully constructed above grade 

(strictly no further excavation) 

• Paths are constructed using a permeable/porous material within TPZs   
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(g) Any service installation within TPZs must be bored to a minimum depth of 
0.6m below existing grade. There must strictly be no ‘open trench’ excavation 
within TPZs 

(h) Any required canopy pruning must be carried out by a qualified arborist in 
accordance with the Australian Standard AS4373 - 2007: Pruning of Amenity 
Trees and to the satisfaction of the Responsible Authority. 

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

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

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

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

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

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

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

Tree numbers, Tree Protection Zones and the methods of tree protection must be 
clearly notated on all plans 

6. Boundary walls facing adjoining properties must be cleaned and finished to the 
satisfaction of the Responsible Authority. 

7. The land must be drained to the satisfaction of the Responsible Authority. 
8. 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. 

9. 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. 

10. Provision must be made on the land for a letter box and receptacle for newspapers to 
the satisfaction of the Responsible Authority. 

11. 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 
(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. 

12. Before the development is occupied, vehicular crossing(s) must be constructed to align 
with approved driveways to the satisfaction of the Responsible Authority.   
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13. This Permit will expire if either: 

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

• 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: 

• Before this Permit expires; 

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

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

NOTATIONS 
(These notes are provided for information only and do not constitute part of this permit 
or conditions of this permit) 
N1 Any failure to comply with the conditions of this 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. 
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. 

N4 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. 

N5 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. 
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INTRODUCTION AND BACKGROUND 
 
Planning permit application number D/151/2005 for Construction of a single storey extension 
to the existing dwelling on a lot less than 300 square metres was withdrawn by the applicant 
on 06/12/2005. It appears that this was a result of an inadequate response to a request for 
information from Council at the time. 
 
ISSUES AND DISCUSSION 
 
Subject site and surrounding area 
• The land is regular in shape and measures 29.72 metres in length and 9.14 metres in 

width with a site area of 271.64 square metres. 

• The land is located within the General Residential Zone, Schedule 2 and is covered by 
the Development Contribution Plan Overlay and the Design and Development Overlay, 
Schedule 14. 

• The land is located on the East side of Hunter Street, between Dennis Street and 
Langwells Parade in Northcote. 

• The site contains a single storey weatherboard dwelling with garden beds to the rear 
and several small outbuildings on the site. There are no substantial trees on the site 
itself; however, both adjoining sites contain trees that should be afforded some 
protection during construction. 

• To the east is the car park of the Northcote Plaza. 

• To the west is the Hunter Street frontage and single storey weatherboard cottages 
opposite the development site. 

• To the north is a single storey weatherboard dwelling. 

• To the south is a single storey weatherboard dwelling. 

• On street parking restrictions apply along Hunter Street and allow only 1 hour parking 
between 9am – 11pm Monday to Saturday (except for permits). 

• The surrounding area contains a mix of residential and commercial buildings and land 
uses. The site backs on to the Northcote Plaza car park to the east and is situated 
approximately 140 metres east of High Street. Public transport is in close proximity on 
High Street to the west, and Croxton Train Station on the Mernda line is approximately 
425 metres northwest of the site. There is also a large public park (All Nations Park) 
approximately 90 metres east of the subject site. 

 
Proposal 
• The proposal involves the demolition of the existing dwelling on the site and the 

construction of a two-storey weatherboard dwelling containing four bedrooms. The 
maximum overall height of the proposal is 7.99 metres. 

• The dwelling contains an open plan living area at ground floor which adjoins secluded 
private open space to the rear. A guest bedroom with ensuite, a study, powder room 
and laundry are also located at ground floor. The first floor contains a further three 
bedrooms (including master with ensuite), a retreat and a shared bathroom. 

• The design references built form elements in the area and includes a combination of 
hipped and gabled roof forms with prominent eaves and facias. 

• Cladding materials include horizontal weatherboard, corrugated metal roofing, and 
timber windows and door frames. Timber shingles and stucco are proposed to the 
ground floor gable end along the façade. 
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• Vehicle access is provided via the existing crossover to Hunter Street, servicing two 
parking spaces. One of these spaces is to be accommodated in an attached carport 
with the second a tandem space in front of the car port. 

 
Objections 
 
10 Objections were received against the application. 
 
Objections summarised 
 
• Loss of cultural heritage by allowing demolition/redevelopment 

• Introduction of a new building into a street with all single storey period homes 

• Reduction in property values 

• Overshadowing 

• Visual bulk 

• Jeopardises ability to install solar panels on adjoining dwelling in the future 

• Original appearance of street is degraded 

• Impacts on amenity/ loss of on street parking during construction 

• Inconsistency with neighbourhood character 

• The proposal will set a precedent for inappropriate development 
 
Officer comment on summarised objections 
 
Loss of cultural heritage by allowing demolition/redevelopment 

The demolition of the existing dwelling does not require a planning permit (only building approval) 
as the site is not covered by a Heritage Overlay. Whilst demolition of the dwelling is required to 
enable the development of the new dwelling there is no planning permit trigger for the demolition. 
Demolition and redevelopment of the site is not prohibited and only the redevelopment of the site 
for a new dwelling requires a planning permit. 

Introduction of a new building into a street with all single storey period homes 

The planning scheme does not prohibit two storey development of this height and scale, despite 
the street containing exclusively single storey dwellings. The relevant question is whether a 
reasonable transition in scale is achieved through built form, setbacks, visual bulk, articulation and 
the like. This is considered in detail later throughout this report. 

Reduction in property values 

Fluctuations in property prices are not a relevant consideration in assessing medium density 
development under the provisions of the Planning & Environment Act 1987, or the Darebin 
Planning Scheme. 
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Overshadowing 

Overshadowing of neighbouring properties has been assessed under Clause 54 later in this report 
and is considered to meet this clause and to not cause unreasonable overshadowing impacts. 

Visual bulk 

The dwelling subject to conditions includes appropriate street setbacks, articulation, side and rear 
boundary setbacks, and materials to ensure that visual bulk is kept within acceptable limits. 

Jeopardises ability to install solar panels on adjoining dwelling in the future 

The impact on efficiency of future solar energy systems is not regulated under the planning 
scheme. This is therefore not a consideration under this assessment. 

Original appearance of street is degraded 

The proposal, while an increase in scale, is considered to strike the balance between respecting 
the established streetscape while accommodating a larger new dwelling. 

Impacts on amenity/ loss of on street parking during construction 

Noise from trucks and loss of some on street parking during the construction phase of 
development is a temporary and unavoidable consequence of development and not a reason 
to refuse development. 
 
Inconsistency with neighbourhood character 

The development demonstrates general compliance with the planning scheme and is in keeping 
with neighbourhood character guidelines as discussed in detail in this report. 

The proposal will set a precedent for inappropriate development 

As the development is compliant with the planning scheme and represents a reasonable 
increase in scale, it is considered that a negative precedent will not be set for future residential 
development in the street. 
 
PLANNING ASSESSMENT 
 
Clause 32.08-10 – Maximum building height requirement for a dwelling or residential 
building  
 
A building must not be constructed for use as a dwelling or a residential building that: 

• exceeds the maximum building height specified in a schedule to this zone; or 

• contains more than the maximum number of storeys specified in a schedule to this 
zone. 

If no maximum building height or maximum number of storeys is specified in a schedule to this 
zone: 

• the building height must not exceed 11 metres; and 

• the building must contain no more than 3 storeys at any point. 

It is noted that the maximum building height proposed is 7.99 metres, with the dwelling being 
no more that 2 storeys at any point. The proposal therefore complies with the above clause. 
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Clause 43.02 – Design and Development Overlay, Schedule 14 
 
This pertinent section of this overlay as regards the present application is as follows: 
 

 
 
The proposal is considered to be generally in accordance with the above requirements. The 
design includes an adequately sized private open space area to the rear and maintains a front 
setback distance in keeping with the streetscape. A detailed assessment of the proposal is 
provided later in the report against neighbourhood character guidelines, as well as Clause 54 
(which is equivalent to Clause 55, but rather relates to single dwellings instead of medium 
density developments). 
 
Neighbourhood Character Precinct Guideline Assessment - Northcote Activity Centre 
Structure Plan (Neighbourhood Character Guidelines) 
 
Buildings of Heritage Significance 
 
Objectives: 
 
To encourage consideration of the retention of heritage dwellings that contribute to the valued 
character of the area in the design of development proposals. 
 
To respect the identified heritage qualities of adjoining buildings 
 
Officer comment: 
 
It is noted that the site is not within a heritage overlay and therefore these objectives are not 
relevant to the proposal. 
 
Not applicable 
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Height and building form 
 
Objectives: 
 
To ensure that buildings and extensions respect the dominant building scale and forms, 
through the use of innovative architectural responses. 
 
To allow more compact dwelling types in proximity to the core convenience retail area of 
Northcote Activity Centre. 
 
Officer comment: 
 
The two-storey design represents an increase of one storey above the established built form 
in the street. The first floor element is recessed from the street and side boundaries, and 
provides articulation to ensure that an appropriate transition between surrounding single 
storeys buildings and the proposed dwelling. The site’s proximity to the core convenience retail 
area of the Northcote Activity Centre should be noted with the Northcote Plaza carparking 
abutting the rear boundary of the site. 
 
Complies 
 
Vegetation 
 
Objective: 
 
To maintain and strengthen the small garden settings of the dwellings and the presence of 
trees in the streetscape. 
 
Officer comment: 
 
Front setbacks are consistent with the setback patterns in the street and will allow space for 
gardens. The low, visually permeable front fencing will also maintain the small garden setting 
of the street. 
 
The street tree in front of the site will not be adversely impacted by the proposed works, 
provided that standard tree protection measures are implemented during construction. A 
permit condition will ensure these measures are undertaken.  
 
Complies subject to condition 
 
Siting 
 
Objectives: 
 
To provide space for front gardens. 
 
To maintain the rhythm and spacing of buildings. 
 
To minimise the loss of front garden space from the dominance of car parking structures and 
vehicular crossovers. 
 
Officer comment: 
 
The front setback proposed allows adequate space for a front garden to soften the impact of 
the new dwelling. 
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The proposal includes an open carport at ground floor, which will allow for visual permeability 
of the streetscape despite the boundary to boundary construction. The first-floor side setbacks 
will create separation between adjoining dwellings and maintain the rhythm of built form within 
the street. 
 
No new vehicle crossovers are proposed, and the carport element ensures that car parking 
structures will not appear visually dominant. 
 
Complies 
 
Materials and design detail 
 
Objectives: 
 
To ensure that the use of materials and design detail in new development complements that 
of the predominant building styles in the street. 
 
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. 
 
Officer comment: 
 
Materials and design detail includes horizontal weatherboard, corrugated metal roofing, and 
timber windows and door frames. Timber shingles and stucco are proposed to the ground floor 
gable end along the façade. 
 
While the design is more traditional in nature, the façade is well articulated with materials and 
form to provide visual interest.  
 
Complies 
 
Front boundary treatment 
 
Objective: 
 
To maintain the openness of the streetscape and views to established gardens and dwellings. 
 
Officer comment: 
 
The front boundary treatment is consistent with the existing street, with the fence height and 
materials and building setback ensuring that the openness of the streetscape and views to 
established gardens and dwellings will be maintained. 
 
Complies 
 
Clause 52.06 - Car Parking  
 
Number of Parking Spaces Required 
 
Two car parking spaces are provided for the four bedroom dwelling, with one space under 
cover.  
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Design Standards for Car parking 
 
The car parking spaces, carport, and accessway all have appropriate dimension to enable 
efficient use and management. 
 
The car parking facilities are designed, surfaced and graded to reduce run-off and allow 
stormwater to drain into the site.  
 
The carport dimensions of 6.0 metres length x 3.5 metres width complies with the minimum 
requirements of the standard. 
  
Access dimensions to the car spaces comply with the standard. 
 
Visibility splays are required at the accessway interface with the footpath to protect 
pedestrians. This has been requested as a condition of approval. 
 
Complies subject to condition 
 
Clause 54 Assessment 
 
The following sections provide discussion on fundamental areas of Clause 54 including 
variations of standards and matters informing conditions of the recommendation above. 
 
54.03-1 A3 Street Setback 
 
Under this standard, the required street setback is 2.79 metres, being the average of the front 
walls of the adjoining dwellings. The proposed front setback is 2.85 metres at ground floor, 
which complies with this standard. 
 
Additionally, the first floor has been setback 5.86 metres, which ensures the first floor is 
substantially behind the building line established by the dwellings fronting the eastern side of 
Hunter Street. This ensures that the proposed dwelling will not appear as a visually intrusive 
presence in the street. 
 
Complies 
 
54.03-2 A4 Building Height 
 
The maximum building height should not exceed the maximum height specified in the zone, 
schedule to the zone or an overlay that applies to the land. 
 
As discussed in Clause 32.08-10 above, the maximum building height is specified in the 
General Residential Zone as 11 metres and three storeys at any given point. The development 
is a maximum of 7.99 metres high at no more than two storeys at any given point. 
 
Complies 
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Clause 54.04-1 A10 Side and Rear Setbacks 
 
Ground floor 

Boundary Wall height Required 
Setback 

Proposed 
setback 

Northern  3.0 – 3.2 metres 1.0 metres N/A – wall on 
boundary 

Southern  3.1 – 3.2 metres 1.0 metres N/A – wall on 
boundary 

Eastern 3.2 metres 1.0 metres 4.4 metres 

 
First Floor 

Boundary Wall height Required 
Setback 

Proposed 
setback 

Northern  6.0 metres 1.7 metres 1.4 – 1.7 metres 

Southern  6.0 metres 1.7 metres 1.7 – 2.4 metres 

Eastern 6.0 metres 1.7 metres 4.4 – 4.8 metres 

 
As is shown above, compliance with this standard is achieved except for the northern first floor 
setback of the retreat and stairs. Given this, it is considered appropriate that a permit condition 
require the wall of the retreat be setback to comply with the standard. However, the stair 
element is an allowable exception to this standard for the following reasons: 

• This is a short section of wall being approximately 2.5 metres wide, meaning that this 
encroachment will not add undue visual bulk along the northern elevation 

• The variation represents a relatively minor encroachment of 300mm.  

• Setting the stairs back would create internal amenity impacts by compromising the 
layout of the floorplan, for minimal benefit with respect to neighbouring amenity.  

• The section of wall is not adjacent to secluded private open space and would not create 
overbearing or overshadowing impacts on the adjoining property to the north. 

For the above reasons, the proposal is considered to comply with the objective of this clause, 
subject to condition. 
Complies with objective, subject to condition 
 
Clause 54.04-4 A13 North Facing Windows 
 
There are existing north-facing habitable room windows setback 2.5 metres from the southern 
boundary of the site, which are within 3.0m of the common boundary. The standard therefore 
requires that the proposed development adopt a minimum setback of 1.0 metre from the 
common boundary at ground level and a minimum setback of 2.44 metres at the first floor. A 
minimum setback of 0.0 metres at ground level and 1.71 metres at the first floor is proposed. 
The proposal therefore does not comply with the standard. 
 
The development must therefore be assessed against the objective of this clause to determine 
if it is acceptable: 
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Objective - To allow adequate solar access to existing north-facing habitable room windows. 
 
Image 1 below highlights the areas of non-compliance with the standard. At ground floor, the 
length of the carport side on the boundary that doesn’t comply is approximately 3.5 metres, 
with a height of 3.1 metres. At first floor, the ensuite is non-compliant for a section of wall 
approximately 0.6 metres in length with a wall height of 6.0 metres. 
 
As can be seen on the image 4 below, there are three north facing windows of number 14 
Hunter Street to the south, and the areas of non-compliance relate chiefly to the western-most 
window. It is considered that the first floor encroachment of the ensuite is of a minor nature 
(2.44 metre setback required under the standard and 1.71 metre setback proposed) such that 
it would not cause an unreasonable loss of direct solar access to this particular window. 
 
Likewise, the impact on direct solar access to the western-most window as a result of the 
carport along the boundary is likely to be minor (1 metre setback required under the standard 
and a zero setback proposed). Furthermore, there are trees within the side setback area of the 
dwelling at 14 Hunter Street, which currently cause a level of overshadowing of these north 
facing windows (see image 2 below). Finally, it is noted that the proposed carport replaces an 
existing carport along the boundary, and although it is acknowledged that the existing carport 
is a lower structure, the fact of there being a carport constructed to this section of boundary 
will not change (see image 3 and 4). 
 
 
 

 
Image 1 – first floor plan and adjacent north facing habitable room windows 
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Image 2 – trees in side setback of 14 Hunter Street (left)                     Image 3 – existing car port on subject site (left) 
 
 

 
Image 4 – location of existing carport on the subject site 
 
Based on the above discussion, it is considered that the proposed development allows 
adequate solar access to neighbouring north facing habitable room windows and would meet 
the objective of this clause. 
 
Complies with objective 
 
Clause 54.04-5 Standard A14 Overshadowing Open Space 
 
The neighbouring dwelling to the south of the proposed dwelling is unlikely to currently comply 
with this requirement give the extent of trees within this property that overshadow this space.  
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The shadow diagrams provided show that the additional overshadowing of this as a result of 
the development space would not be excessive.  
It is also apparent that at least 40 square metres 14 Hunter Street’s secluded private open 
space, with a minimum dimension of 3.0 metres would receive a minimum of five (5) hours 
sunlight between 9am and 3pm on 22 September, even with the construction of the proposed 
dwelling, if it were not for the presence of the trees at number 14 Hunter Street.  
Given the above considerations, refusing the application for non-compliance with this standard 
would be unreasonable in this instance, particularly as the objective of the Clause to ensure 
buildings do not unreasonably overshadow existing secluded private open space is met. 
Finally, it is noted that the development does not cast any shadows on the secluded private 
open space of the dwelling to the north of the site. 

Complies 
 
Clause 54.04-6 A15 Overlooking 
The ground floor of dwelling has finished floor levels less than 0.8 metres above natural ground 
level at the boundary. A proposed 2.0 metre high fence on the northern boundary will 
sufficiently limit overlooking of 18 Hunter Street. A condition of the permit will require details of 
fencing along the southern side boundary to be confirmed as at least 1.8 metres above natural 
ground level in to ensure accordance with this standard in respect to 14 Hunter Street. 
 
The development is designed to limit views into neighbouring secluded private open space and 
habitable room windows. 
 
All upper storey windows are generally appropriately designed and/or screened to ensure no 
overlooking. However, a permit condition will require compliance with this standard to be 
demonstrated for the following windows: 
 
North facing first floor windows 

• Details of frosting specified, including maximum transparency of no more than 25% for 
the master bedroom and bedroom 2 windows 

• The retreat and stairwell windows confirmed to have a sill height of at least 1.7 metres 
above finished first floor level. 

 
South facing first floor windows 

• All south facing first floor windows confirmed to have a sill height of at least 1.7 metres 
above finished first floor level. 

 
Complies subject to condition 
 
Clause 54.05-2 A17 Private Open Space 
 
The development provides adequate private open space (pos) for the reasonable recreation 
and service needs of residents.   
 
This is achieved through the provision of 40 square metres of secluded private open space at 
the rear of the dwelling with a minimum area of 25 square metres, a minimum dimension of 3 
metres and convenient access from a living room: 
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Total POS Secluded POS Minimum dimension 

of secluded POS 

73 square metres 40 square metres 4.4 metres 

 
The secluded private open space areas has direct access to a living room. 
 
Complies 
 
54.06-1 A19 Design detail 
 
The design detail of the development respects the preferred neighbourhood character through: 
façade articulation; window and door proportions; roof form; verandah treatment; and eave 
widths  
In addition the carport is designed to be visually compatible with the development, non-
intrusive when viewed from the street, and respectful of the preferred neighbourhood 
character. 
Complies 
 
CLAUSE 54 COMPLIANCE SUMMARY 
 

Clause Std  Compliance 
   Std Obj 
54.02-1 A1 Neighbourhood character 
  Please see assessment in the body of this report. Y Y 
 
54.02-2 A2 Integration with the street  
  The dwelling appropriately integrates with the Street. Y Y 
 
54.03-1 A3 Street setback 
  Please see assessment in the body of this report. Y Y 
 
54.03-2 A4 Building height 
  Please see assessment in the body of this report Y Y 
 
54.03-3 A5 Site coverage 
  57.2% proposed, 60% maximum permitted Y Y 
 
54.03-4 B9 Permeability 
  24.4% proposed, 20% minimum required Y Y 
 
54.03-5 A7 Energy efficiency 
  The dwelling is considered to be generally energy 

efficient and will not unreasonably impact adjoining 
properties. 

Y Y 

 
54.03-6 A8 Significant trees 
  There are no significant trees on the site to be 

retained. All adjoining trees will be protected via 
appropriate measures under a permit condition. 

Y Y 

 



PLANNING COMMITTEE MEETING 12 OCTOBER 2020 

 

Item 5.1 Page 19 

Clause Std  Compliance 
54.04-1 A10 Side and rear setbacks 
  Please see assessment in the body of this report. N Y 
 
54.04-2 A11 Walls on boundaries 
  North 

Length:4.97 metres 
Height:3.05 metres 
 
South 
Length: 6.0 metres 
Height: 3.10 metres 
 
The standard allows 14.93 metres maximum length of 
wall on each of the above boundaries. 
 
Walls on boundaries comply with the requirements of 
this standard. 

Y Y 

 
54.04-3 A12 Daylight to existing windows 
  Sufficient setbacks exist to allow adequate daylight Y Y 
 
54.04-4 A13 North-facing windows 
  Please see assessment in the body of this report. N Y 
 
54.04-5 A14 Overshadowing open space 
  Please see assessment in the body of this report. Y Y 
 
54.04-6 A15 Overlooking 
  Please see assessment in the body of this report. Y Y 
 
54.05-1 A16 Daylight to new windows 
  Adequate setbacks are proposed to allow appropriate 

daylight access. 
Y Y 

 
54.05-2 A17 Private open space 
  Please see assessment in the body of this report. Y Y 
 
54.05-3 A18 Solar access to open space 
  Sufficient depth is provided for adequate solar 

access. 
Y Y 

 
54.06-1 A19 Design detail 
  Please see assessment in the body of this report Y Y 
 
54.06-2 A20 Front fences 
  The front fence proposed is generally in keeping with 

the front fence heights of the street, being 
approximately 1.2 metre high, which is appropriate in 
the neighbourhood context. Nevertheless, a condition 
confirming the height of this fence has been 
recommended for the sake of accuracy. 

Y Y 
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REFERRAL SUMMARY 
 

Department/Authority Response 
Assets and Capital 
Delivery 

No objection, subject to condition included in 
recommendation  

Climate Emergency and 
Sustainable Transport 

No objection, subject to condition included in 
recommendation  

Arboricultural Planning 
Unit 

No objection, subject to condition included in 
recommendation  

 
PLANNING SCHEME SUMMARY 
 
Darebin Planning Scheme clauses under which a permit is required 
• Clause 32.08-5 – Construction of one dwelling on a lot under 300 square metres 

• Clause 43.02-2 – Construct a building or construct and carry out works. 
 
Applicable provisions of the Darebin Planning Scheme 
 

Section of Scheme Relevant Clauses 
SPPF 11.01-1S, 11.01-1R, 11.02-1S, 11.03-1S, 11.03-1R, 13.07-

1S, 15, 15.01-1S, 15.01-5S, 15.02-1S, 16, 18, 19, 19.01, 
19.02, 19.03 

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

Zone 32.08 

Overlay 43.02, 45.06 

Particular provisions 52.06, 54 

General provisions 65.01 

Neighbourhood 
Character Precinct 

N/A – note: Neighbourhood Character guidelines taken from 
Northcote Activity Centre Structure Plan 

 
POLICY IMPLICATIONS 
 
Environmental Sustainability 
Darebin Planning Scheme and the Planning and Environment Act (1987) as amended.  
 
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 
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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 
List any related documents 

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

 
Attachments 
• Plans (Appendix A)   

• Arborist's Report (Appendix B)    
 
 
DISCLOSURE OF INTEREST 
 
Section 130 of the Local Government Act 2020 requires members of Council staff and persons 
engaged under contract to provide advice to Council to disclose any 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 

Caretaker Statement 

In accordance with Councils Election Period Policy the recommended decision is not an 
Inappropriate Decision as defined in Section 69(2) of the Local Government Act 2020, or an 
inappropriate Decision within the meaning of the Election Period Policy  

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



 

 

 
 


	Contents
	1.Membership
	2. Apologies
	3. Conflicts of Interest
	4. Confirmation of Minutes
	5. Consideration of Reports
	5.1 - 16 Hunter Street, Northcote
	Appendix A - Plans
	Appendix B - Arborist Report


	6. Other Business
	6.1 General Planning Information: Scheduled VCAT Applications
	Appendix A - Geneneral Planning Information


	8. Close of Meeting
	7. Confidential Reports



